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PLANNING COMMISSION AGENDA 
CITY HALL AUDITORIUM, 250 NORTH 5TH STREET 

TUESDAY, MARCH 12, 2013, 6:00 PM 

Call to Order 
Welcome. Items listed on this agenda will be given consideration by the City of 
Grand Junction Planning Commission. Please turn off all cell phones during the 
meeting. 

Copies of the agenda and staff reports are located at the back of the auditorium. 

Announcements, Presentations and/or Prescheduled Visitors 

Consent Agenda 
Items on the consent agenda are items perceived to be non-controversial in 
nature and meet all requirements of the Codes and regulations and/or the 
applicant has acknowledged complete agreement with the recommended 
conditions. 

The consent agenda will be acted upon in one motion, unless the applicant, a 
member of the public, a Planning Commissioner or staff requests that the item be 
removed from the consent agenda. Items removed from the consent agenda will 
be reviewed as a part of the regular agenda. Consent agenda items must be 
removed from the consent agenda for a full hearing to be eligible for appeal or 
rehearing. 

1. Minutes of Previous Meetings Attach 1 
Approve the minutes of the January 22, 2013 regular meeting. 

2. Premier Tire Warehouse Special Permit - Special Permit Attach 2 
Forward a recommendation to City Council for a Special Permit on 0.504 acres in a 
C-2 (General Commercial) zone district. 
FILE #: SPT-2013-66 
APPLICANT: John Perschbacher - Premier Tire 
LOCATION: 461 Glenwood Avenue 
STAFF: Senta Costello 

* * * END OF CONSENT CALENDAR * * * 

* * * ITEMS NEEDING INDIVIDUAL CONSIDERATION * * * 

http://www.gjcity.org/


Planning Commission March 12, 2013 

Public Hearing Items 
On the following item(s) the Grand Junction Planning Commission will make the 
final decision or a recommendation to City Council. If you have an interest in 
one of these items or wish to appeal an action taken by the Planning 
Commission, please call the Planning Division (244-1430) after this hearing to 
inquire about City Council scheduling. 

3. Greater Downtown Plan and Zone District Overlay - Comprehensive Plan 
Future Land Use Map Amendments, Comprehensive Plan Text Amendment, 
Rezoning Properties within the Greater Downtown Plan area, Zoning Overlays 
for Corridors and the Downtown District Attach 3 

a. Comprehensive Plan and Future Land Use Map Amendments 
Forward a recommendation to City Council for the Greater Downtown Plan as an 
amendment to the Comprehensive Plan which includes Future Land Use Map 
amendments. 
FILE #: CPA-2011-1067 
APPLICANT: City of Grand Junction 
LOCATION: Citywide 
STAFF: Kristen Ashbeck 

b. Comprehensive Plan Text Amendment 
Forward a recommendation to City Council to amend the text of the Comprehensive 
Plan to allow the R-O (Residential Office) zone district in the Downtown Mixed Use 
land use designation. 
FILE #: CPA-2012-216 
APPLICANT: City of Grand Junction 
LOCATION: Citywide 
STAFF: Kristen Ashbeck 

c. Rezone 
Forward a recommendation to City Council for City-initiated rezoning of properties 
within the Greater Downtown Plan area. 
FILE #: RZN-2012-217 
APPLICANT: City of Grand Junction 
LOCATION: Citywide 
STAFF: Kristen Ashbeck 

d. Text amendments to Section 21.07 and Section 21.03.020(d) - Zoning Code 
Amendments 

Forward a recommendation to City Council to amend Section 21.07 of the Zoning 
and Development Code to add the Greater Downtown Plan; and to amend Section 
21.03.020(d) to include the R-O (Residential Office) zone district as a district that 
implements the Downtown MU (Mixed Use) land use classification. 
FILE #: ZCA-2012-363 
APPLICANT: City of Grand Junction 
LOCATION: Citywide 
STAFF: Kristen Ashbeck 
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General Discussion/Other Business 

Nonscheduled Citizens and/or Visitors 

Adjournment 



Attach 1 
Minutes 

GRAND JUNCTION PLANNING COMMISSION 
JANUARY 22, 2013 MINUTES 

6:00 p.m. to 7:18 p.m. 

The regularly scheduled Planning Commission hearing was called to order at 6:00 p.m. 
by Chairman Wall. The public hearing was held in the City Hall Auditorium. 

In attendance, representing the City Planning Commission, were Reginald Wall 
(Chairman), Ebe Eslami (Vice Chairman), Gregory Williams, Keith Leonard, Jon 
Buschhorn, Christian Reece and Steve Tolle (1 s t Alternate). Commissioner Loren 
Couch was absent. 

In attendance, representing the City's Public Works and Planning Department - Lisa 
Cox (Planning Manager), Scott Peterson (Senior Planner) and Dave Thornton (Principal 
Planner). 

Also present was Jamie Beard (Assistant City Attorney). 

Lynn Singer was present to record the minutes. 

There were 17 interested citizens present during the course of the hearing. 

ANNOUNCEMENTS, PRESENTATIONS AND/OR VISITORS 
Lisa Cox, Planning Manager, requested to amend the staff report for Agenda Item No. 
2, the Feuerborn Annexation, to state that criterion number 1 of section 21.02.140(a) 
was not applicable and, therefore, had not been met as stated in the staff report. Staff 
would like to amend the report to reflect that criteria 2 through 5 had been met under the 
Findings and Conclusions. 

Consent Agenda 
1. Minutes of Previous Meetings 

Approve the minutes of the November 13 and December 11, 2012 regular meetings. 

2. Feuerborn Annexation - Zone of Annexation 
Request a recommendation of approval to City Council to zone 2.68 +/- acres from 
County RSF-R (Residential Single Family - Rural) to a City C-1 (Light Commercial) 
zone district. 

FILE #: ANX-2012-518 
APPLICANT: Don Lilyquist - Maverik Inc 
LOCATION: 2902 & 2906 D Road 
STAFF: Scott Peterson 

3. Colorado Mesa University Rezone - Planned Development - Extension Request 
Continued from the January 8, 2013 regular meeting 
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Request a recommendation of approval to City Council for an extension of five (5) 
additional years until December 2017 for the previously approved Outline 
Development Plan to allow a mixture of residential, commercial and light industrial 
uses on 154.08 +/- acres in a PD (Planned Development) zone district. 

FILE #: ODP-2008-154 
APPLICANT: Colorado Mesa University Real Estate Foundation 
LOCATION: 2899 D-1/2 Road 
STAFF: Scott Peterson 

Chairman Wall briefly explained the Consent Agenda and invited the public, planning 
commissioners, and staff to speak if they wanted any item pulled for additional 
discussion. After discussion, there were no objections or revisions received from the 
audience or Planning Commissioners on the Consent Agenda items. 

MOTION:(Commissioner Reece) "Mr. Chairman, I move that we approve the 
Consent Agenda with that one correction." 

Commissioner Eslami seconded the motion. A vote was called and the motion passed 
unanimously by a vote of 7 - 0. 

Public Hearing Items 
4. Rock Shop Enclave Annexation - Zone of Annexation - PULLED 1/11/2013 

Request a recommendation of approval to City Council to zone 49.82 acres from 
County RSF-R (Residential Single Family Rural) and County I-2 (General Industrial) 
to a City I-1 (Light Industrial) zone district. 

FILE #: ANX-2012-574 
APPLICANT: City of Grand Junction 
LOCATION: South of D Road, East of South 15 t h Street and South of the 

Riverside Parkway on both sides of 27-1/2 Road north of Las 
Colonias Park 

STAFF: Brian Rusche 

5. North Avenue Overlay Zone District - Zoning Code Amendment 
Request a recommendation of approval to City Council of a text amendment to the 
Zoning and Development Code (Title 21, Grand Junction Municipal Code) to add the 
North Avenue Overlay Zone District. 

FILE #: ZCA-2012-572 
APPLICANT: City of Grand Junction 
LOCATION: North Avenue between 1 s t Street to east I-70 Business Loop 
STAFF: Dave Thornton 

Staff's Presentation 
Dave Thornton, Principal Planner, Public Works, Utilities and Planning Department, said 
that they had been working on the North Avenue Overlay for close to a year. He said 
that the overlay would cover the area from 1 s t Street to I-70 Business Loop on the east 
and all properties that touched North Avenue would be within the overlay district 
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boundary. The City has adopted two different corridor plans that encompassed that 
area. In 2007 the first plan was adopted by City Council which comprised the area 
from 12 t h Street east to I-70 Business Loop and in 2011 the North Avenue West 
Corridor Plan was adopted which planned the rest of the corridor from 12 t h Street west 
to the Business Loop. 

A survey had been conducted of the community regarding commercial vacancy rates 
and provided a snapshot and comparison of the amount of office and retail space 
available within the City limits. He stated that there was currently an 11.7% vacancy 
rate on North Avenue versus 5.9% City-wide and stated that it was the City's desire to 
revitalize North Avenue and believed the overlay district helped that revitalization effort 
and would be beneficial for the community. An advisory committee was formed and 
appointed by City Council in February 2012 and was made up of various property and 
business owners along the corridor. The Committee met nearly monthly, took a 
walking/bus tour of the corridor and held an open house in September to seek feedback 
from other business and property owners on the corridor regarding the draft zoning 
overlay concepts. 

Elements of the proposed overlay district include a pedestrian scale streetscape; 
promoting site design with more building and less landscaping; accommodating all 
modes of transportation and users within the right-of-way; providing incentives to 
encourage new development and redevelopment; removing barriers to development; 
and creating safer access to North Avenue businesses. 

The overlay district consists of three areas of emphasis. 1. Mandatory standards that 
include right-of-way dedication, construction for streetscape improvements including 8 ft 
detached sidewalk and 8 ft wide "park strip" improvements that are required for all new 
development and redevelopment regardless of the underlying "base" zone. 2. "Opt in" 
standards that are optional, but incentivized to encourage the developer to develop 
under these standards by choice. The overlay standards for landscaping (50% less) 
and setback (zero setbacks) are reduced as incentives to opt in. A maximum setback 
of 10 ft. (with exceptions for pedestrian spaces like outdoor dining areas, etc.) is 
proposed to create the building form and vision the North Avenue Corridor Plans 
established. This vision includes construction of buildings that are built closer to the 
street, requiring a front door to face North Avenue, in addition to pedestrian amenities 
enhancing the visual and human scale of the corridor. 3. A "Site Upgrade Point 
System" is included within the North Avenue Overlay Zone district to create a vehicle 
that can be the structure to implement an incentive grant program in the future as 
money becomes available from any source. 

Mr. Thornton noted that there were areas where an existing building was within the 
required right-of-way, closer than 16 feet from the curb and the Committee was not 
suggesting that those portions of the buildings within that area be demolished in order to 
meet the standards. He mentioned that a higher priority was to keep the sidewalk as 
wide as possible and lessen the amount of distance between the sidewalk and the curb. 
He said the multi-purpose easement required in all areas of Grand Junction wasn't 
needed along North Avenue as utilities were either in an alley or already installed in the 
roadway. He added that ultimately North Avenue would have 11' travel lanes with an 
optional bike path, but the bike path wouldn't occur until it was deemed that traffic 
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conditions along the corridor would be safe enough to accommodate them, occurring at 
a future time when access and other safety improvements have been completed. The 
streetscape improvements placed in the area between the curb and the sidewalk could 
include things such as bike racks, shelters for the buses and trash cans. Long-term the 
entire corridor would see detached sidewalks and pedestrian lighting. By example, the 
sidewalk in front of Colorado Mesa University fell within inches of the proposed standard 
for sidewalk and park strip widths and is an example of what one could see throughout 
the corridor when developed to the standards. 

Mr. Thornton identified another area of interest where the overlay standards try to 
emphasize a more urban streetscape and meet the goals and visions of the corridor 
plans to bring new development up closer to the street. Because some areas of the 
corridor were built in a suburban fashion, there is an opportunity to increase intensity 
and density of development by using the overlay standards. He clarified the opt-in 
standards were set up that if a developer wanted to opt-in, they would have to abide by 
the vision of the corridor plans - to bring the buildings closer to the street - the setbacks 
had been reduced and because the buildings would be closer to the street, there would 
not be a need for a landscaping strip required under the traditional suburban 
development of a commercial zone district. The design of the overlay was to reduce 
landscaping, screening and buffering so the overlay would allow for the ability to create 
a decorative wall instead of a landscaping strip similar to what was allowed in downtown 
Grand Junction for parking lots abutting North Avenue. This would allow a property 
owner to better utilize more of their property. He said that under the vision of the 
corridor, parking would be either to the rear or the side of the building. 

Mr. Thornton next gave a comparison of setbacks and gave various examples in various 
zone districts. The corridor plan encourages a pedestrian emphasis especially areas 
around CMU and the high school that had a tremendous amount of pedestrian traffic. 
He identified other standards of the overlay which included the location of drive-thru 
lanes, no parking lots in front of buildings, awning/portico-type treatments on buildings 
and improving access. 

Next, in order to emphasize the corridor streetscape feel that tries to create interest in 
the buildings, the overlay provides guidelines to try to create visual interest along the 
corridor that would enhance the building's architecture. If a building was built within the 
maximum setback up to the property line, a front door facing North Avenue would also 
be required creating a visual impression that welcomes passing traffic and identifies the 
business with the building. If one opted-in, setbacks and landscaping would be 
reduced. Mr. Thornton provided some examples of existing Grand Junction 
businesses on minor arterial streets (24 % Road and Horizon Drive) where the front 
door to the street was part of their image and which he felt was advantageous. He also 
discussed minimization of access points that were not needed, creating safer access. 
He reminded the Commission that landscaping would be reduced by approximately fifty 
percent under the opt-in standards. 

Another area of emphasis was the sign upgrade point system and Mr. Thornton clarified 
that this was just setting the stage for a future funding source to create a hierarchy of 
priorities and a point system whereas if money was available, the point system would 
determine how much of a project would be funded. 
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It is hoped that people would take advantage of the opt-in standards where they could 
save money on landscaping and use more of their site. In cases where new 
development or redevelopment of a site was not proposed the North Avenue Advisory 
Committee wanted to try to encourage North Avenue property owners to take steps to 
bring their existing structures and sites more into the vision of the corridor. The 
committee wanted a system that would provide incentives and they talked about various 
ways of accomplishing that vision. The "Site Upgrade Point System" Improvement 
Table is a priority list that provides a point system based on today's costs and was 
established so that when the incentive program was funded, the amount of a grant 
would be based on the points accrued. The committee continues to work on how to 
administer the point system, but that is not a part of this proposed Overlay Zone. 

Staff found that the proposed Zoning Code amendment to include the North Avenue 
Overlay Zone, met the vision, goals and policies of the Comprehensive Plan and is 
consistent with the applicable approval criteria. 

Questions 
Commissioner Williams raised a question regarding mandatory standards and whether 
fences and walls would be included if a building was in the right-of-way. Mr. Thornton 
said that it was strictly buildings, most of them existing along the west end of the 
corridor, where it would be necessary to adjust the improvements along the front of the 
building. Although any fence or wall as part of the reconstruction would be expected to 
be removed and brought into conformance. 

Commissioner Eslami asked if there was any plan (design) in place for this project. Mr. 
Thornton said there wasn't a design for the corridor at this time, but one was anticipated 
this year as part of a federal grant the City was awarded by the Federal Highways 
Administration which would design three miles, on both sides, from 1 s t Street to 29 
Road. 

Commissioner Reece asked if the remaining areas outside of the three miles identified 
would have the same consistency in design. Mr. Thornton said that they hoped it 
would but it was too soon to determine whether they would have the funds to follow 
through to the I-70 Business Loop with this design project. 

Chairman Wall asked as far as remodeling, in order to trigger the mandatory standards 
would that only be an external remodel. Mr. Thornton confirmed that it would be for 
new development or redevelopment that already requires such mandatory requirements 
of right-of-way dedication and landscaping the right-of-way areas which is required in all 
nonresidential zoning districts in the City as per city policies and would not include 
minor interior remodels. 

Chairman Wall raised a question where businesses may share an entrance or an exit 
and the front door was on North Avenue. He gave the example if one had to walk from 
the back parking lot to the front so that one had to walk through the entrance or exit 
way. He asked if there was a standard for a sidewalk or something else so that people 
did not have to walk through the entrance and/or exit. Mr. Thornton said that the opt-in 
standards really deal with frontage and the parking lot standards would still have to be 
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adhered to. The standards are already in the Code to minimize conflicts which would 
force people to have to walk through a parking lot. 

Commissioner Leonard raised a question regarding building design standards and saw 
the building orientation toward the street but didn't see any guide to what the fagade 
should look like. Mr. Thornton said that the opt-in did not require a certain architectural 
standard. 

Commissioner Leonard talked about a longer range view of development and believed 
that people remembered buildings, but not necessarily landscaping. He would like to 
see architectural standards implemented city-wide. Mr. Thornton said that they 
encouraged people to do the right thing by reducing some of the requirements such as 
landscaping and setbacks which would increase the amount of buildable area for more 
of an urban standard versus a suburban standard. He added that if it was found that 
this over time did not work, staff could go back to the community to see where the 
support was and modify the overlay to include some architectural features. 

Commissioner Eslami asked if there was an architectural committee for the new 
buildings. Mr. Thornton said there was not a review committee. He confirmed that the 
24 Road corridor guidelines provided some articulation and various requirements for 
development and, furthermore, Horizon Drive had a business district but no architectural 
requirements. 

Commissioner Reece asked if the incentive program improvement table was 
amendable. Mr. Thornton said that it was amendable. If there was any additional 
emphasis that the Planning Commission wanted to add, that could be amended. Also, 
if the business community didn't respond in a way that made sense architecturally, staff 
and/or the Advisory Committee could go back to the community. The Planning 
Commission could request that be looked at for inclusion in the overlay. 

Commissioner Eslami asked why not include some restrictions now. Chairman Wall 
interjected that he believed there was a lot more time for some of these items to be 
discussed more fully, but felt the overlay as it was now, with the understanding that 
there would be opportunity to amend or add to it at a later date, was adequate as 
presented. 

Public Comment 
Kevin Bray, appeared as a member of the North Avenue Advisory Committee, and gave 
a little history. He said that the committee was created almost a year ago with 15 to 20 
members of primarily business owners, City staff have attended as needed, two 
commercial real estate experts and the committee had benefited from Councilman 
Susuras (City Council) and Commissioner Eslami (Planning Commission). He 
reiterated that the mandatory standards were a result of the marriage between the 2007 
East Plan and the 2011 West Plan and the right-of-way requirement was a previous 
requirement and pointed out that there was really no new regulation being requested. 
He said that the opt-in standards provided flexibility in design and would provide 
property and business owners a reason to reinvest in their properties. The site 
upgrade point system really gave people a way to upgrade their site without going 
through a full redevelopment and gave them options to upgrade the corridor. As the 
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priorities were developed, the main focus of the steering committee was having a safe, 
cohesive look along the corridor and the public infrastructure. The focus was the ability 
to redevelop infrastructure and provide incentives for property and business owners to 
invest in the public side. Mr. Bray encouraged the Committee to approve this 
document. He also pointed out that this was a joint process between the business 
community, the property owners and the City. 

Discussion 
Commissioner Eslami thanked all of the people involved and the City staff for their time 
they had invested in this project. In order to successfully do this giant and complicated 
project, two things were needed - lots of money and a miracle. He felt that with the 
cooperation of the citizens who can envision the future, this miracle could be 
accomplished. He stressed that those people could not give up and hoped that the 
City would not give up on them. 

Commissioner Williams agreed with the plan and believed it was a good plan for North 
Avenue's development and redevelopment. He liked the options it provided to the 
business owners and thought the direction that this plan took offered less traffic 
conflicts. He said that he was fully in favor of this plan. 

Commissioner Leonard said that he thought it was a good start and reiterated that he 
would like to see more consideration by the City for the architectural design. He too 
thanked the people for their work and time put into this. 

Chairman Wall stated that he liked the plan and thought a lot of work had been put into 
it. He added that the overlay projects were more challenging as there were a lot more 
things to consider. He went back to a statement made previously by Mr. Bray that this 
was a public infrastructure project that dealt with safety. 

MOTION:(Commissioner Williams) "Mr. Chairman, on File ZCA-2012-572, an 
amendment to the Zoning and Development Code (Title 21 of the Grand Junction 
Municipal Code), to add an overlay zone district for North Avenue, I move that the 
Planning Commission forward a recommendation of approval of the proposed 
amendment with findings, facts and conclusions listed in the staff report." 

Commissioner Reece seconded the motion. A vote was called and the motion passed 
unanimously by a vote of 7 - 0. 

General Discussion/Other Business 
None. 

Nonscheduled Citizens and/or Visitors 
None. 

Adjournment 
With no objection and no further business, the Planning Commission meeting was 
adjourned at 7:18 p.m. 
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Attach 2 
Premier Tire Warehouse 

March 12, 2013 

CITY OF GRAND JUNCTION MEETING DATE: March 12, 2013 
PLANNING COMMISSION PRESENTER: Senta Costello 

AGENDA TOPIC: Premier Tire - Special Permit - SPT-2012-66 

ACTION REQUESTED: Forward a recommendation to City Council for a Special Permit 
for Premier Tire. 

B A C K G R O U N D INFORMATION 

Location: 461 Glenwood Avenue 

Applicants: ATD Investments, LLC dba Premier Tire - John 
Perschbacher 

Existing Land Use: Vacant warehouse 
Proposed Land Use: Warehouse 

Surrounding Land 
Use: 

North Mesa County School Dist 51 vocational training 

Surrounding Land 
Use: 

South Beauty School Surrounding Land 
Use: East Martin Mortuary 
Surrounding Land 
Use: 

West Office 
Existing Zoning: C-2 (General Commercial) 
Proposed Zoning: C-2 (General Commercial) 

Surrounding 
Zoning: 

North B-1 (Neighborhood Business) 

Surrounding 
Zoning: 

South C-2 (General Commercial) Surrounding 
Zoning: East C-1 (Light Commercial) 
Surrounding 
Zoning: 

West C-2 (General Commercial) 

Future Land Use Designation: Neighborhood Center 
Zoning implements the 
Comprehensive Plan? Yes X No 

PROJECT DESCRIPTION: Application for a special permit to allow interim use of the 
property for an indoor storage and operations warehouse in a C-2 (General 
Commercial) zone district with a contradicting Comprehensive Plan Future Land Use 
designation of Neighborhood Center, in accordance with Section 21.02.120 of the 
Grand Junction Municipal Code. 

RECOMMENDATION: Recommend approval of the special permit 

- 11 -
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ANALYSIS: 

March 12, 2013 

1. Background 

The subject property consists of one parcel, known as 461 Glenwood Avenue. 
Historically, the property has been used as a warehouse. 

The applicant, Premier Tire, is proposing to use the warehouse as a storage facility for 
its tire distribution business, creating a distribution hub for its western slope and eastern 
Utah customers. 

The business hours are 7:30 am - 5:30 pm and use three delivery trucks consisting of 
two pickup trucks and one 18' box truck, which leave the site between 8:00 am and 8:30 
am Monday - Friday and return at approximately 5:00 pm the same day. The trucks 
will be loaded from the alley and parked in the parking spaces south of the building after 
returning in the evening. The business will use the alley access for ingress/egress 
from the property. The delivery vehicles will be traveling south from the site to access 
the main thoroughfare - North Avenue. The warehouse will also receive inventory 
deliveries Monday - Thursday at approximately 7:30 am that arrive on a 16'-24' box 
truck. The use of the alley for ingress/egress and the vehicles traveling south rather 
than toward the high school minimize any conflicts and/or interaction with the pedestrian 
traffic, which primarily consists of students crossing North 5 t h Street from the main high 
school campus to the classroom building located on the northwest corner of Glenwood 
Avenue and North 5 t h Street (see map below). 

- 12 -
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The site is currently zoned C-2 (General Commercial) with the Comprehensive Plan 
Future Land Use Map identifying this area as Neighborhood Center, which are in 
discrepancy with each other. 

The Zoning and Development Code allows a special permit for interim uses. Staff 
determined that an indoor operations/storage with outside loading from the south door 
warehouse, as described on the site plan attached to this staff report is an appropriate 
interim use for the property. A special permit would be appropriate for this project 
under the conditions described in this report, allowing the building to be used for the 
time being, while still preserving the future vision for the area as a neighborhood center 
according to the Comprehensive Plan. 

Special Permit: 

The special permit (GJMC Section 21.02.120) is a City Council discretionary review 
process that was added to the 2010 Zoning and Development Code to add flexibility 
when considering a land use that may be less than permanent or temporary in nature. 
A special permit may be permitted under circumstances particular to the proposed 
location and subject to conditions that provide protection to adjacent land uses. A 
special permit is a possibility when more flexibility is required beyond that afforded to 
the Director of Public Works and Planning through the administrative adjustment 
process. A special permit is allowed in all zone districts for a development that is 
proposed as an interim use established with a minimal investment and with a 
development design that can be easily redeveloped as envisioned by the 
Comprehensive Plan. (Section 21.02.120(b)(2)(ii).) 

Staff considers the proposed use of the property as an appropriate interim use for the 
following reasons: 

• The site has been vacant for some time, and to encourage use of the building 
and the site, the use of the property for an indoor operations warehouse is an 
appropriate interim use so long as the off-site impacts of a warehouse use can 
be controlled. The proposed warehouse use includes minimal daily delivery 
trips (7 round trips per day) and utilizes pickup trucks and small commercial 
trucks (no semitrailers) for its business. The minimal daily trips, use of the alley 
for ingress/egress, truck routes to and from the site and small commercial type 
vehicles being used will minimize potential negative impacts to the neighborhood 
north of the site. 

• At some point we anticipate that the market will increase the value of the property 
such that it will be "ripe" for redevelopment into a lighter commercial use that will 
be in conformance with the Comprehensive Plan and vision of the North Avenue 
Corridor Plan. In this case, because the building is constructed as a warehouse, 
with no windows and large overhead doors, such "ripeness" would most likely 
include demolition of the building and/or consolidation of parcels. Because 
either of these would require a significant investment, the building could remain 
vacant for some time unless an interim use is authorized. 

- 13 -
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• If the type of items stored is changed from tires to another type of inventory, the 
permittee must submit the proposed change to the Director, who shall determine 
if the permit terms are still met by the proposal. If the Director determines there 
is no substantial change to the intensity of the warehouse use, the permit shall 
remain valid (until otherwise extinguished). Intensity of use shall be determined 
with reference to the following, without limitation: number of trips per day, size 
and number of trucks, change to traffic circulation pattern, scope of services 
offered. In the event of a non-substantial change, the Director may impose 
additional permit conditions to ensure compliance with applicable fire, building 
code, Persigo/waste treatment, health department and/or environmental 
regulations. If the Director determines that the proposed change is substantial 
due to the increase in intensity of use, a new appropriate land use approval will 
be required. The special permit shall terminate upon approval of the new 
appropriate land use. 

The proposed special permit is valid only for a warehouse with indoor 
operations/storage; outside loading from the southern door is allowed as long as the 
alley is not blocked. No outdoor storage is authorized. Onsite parking is located on 
the south side of the building. The special permit will terminate if the warehouse use is 
abandoned (by non-use) for six months or longer or if the property is redeveloped into 
any other use. 

2. Consistency with the Comprehensive Plan: 

The site is currently zoned C-2 (General Commercial) with the Comprehensive Plan 
Future Land Use Map identifying this area as Neighborhood Center, which are in 
discrepancy with each other. The special permit review provides an opportunity for 
additional flexibility when considering a land use that may be less than permanent, yet 
still furthers the following goals of the Comprehensive Plan. With approval of a special 
permit, the proposed use meets the following goals of the Comprehensive Plan. 

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

The existing building was originally constructed as a warehouse, making the use of the 
structure for any other purpose infeasible. The building has been vacant for several 
years. City of Grand Junction Police Department and neighboring property owners 
report it has become a "hang-out" location for the students in the area, creating issues 
for the neighboring properties ranging from trash to vandalism. A special permit 
allowing the building to continue being used as a warehouse until the market supports 
redevelopment allows the building to become a more viable contribution to the 
community and a more positive part of the neighborhood. 

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

- 14 -
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The site is centrally located in the community and located near a major circulation route 
(North Avenue and the Business Loop) for the urban area of the valley as well as roads 
connecting to the larger region of the western slope and eastern Utah. An indoor 
operations/storage with outside loading from the south door warehouse in this central 
location would allow for city wide and regional distribution with minimal impacts to the 
neighborhood. 

3. Section 21.02.120 of the Grand Junction Zoning and Development Code -
Special Permit: 

To obtain a special permit, the Applicant must demonstrate compliance with the 
following criteria: 

(1) Comprehensive Plan. The Special Permit shall further the goals and 
policies of the Comprehensive Plan. The Special Permit shall serve to 
determine the location and character of site(s) in a Neighborhood Center, 
Village Center, City Center or Mixed Use Opportunity Corridors on the Future 
Land Use Map of the Comprehensive Plan; 

The proposed special permit furthers Goals 6 and 12 of the Comprehensive 
Plan by allowing the interim use of the property for an indoor 
operations/storage with outside loading from the south door warehouse 
without substantial site improvements which leaves the land available to be 
redeveloped with full site upgrades when the market is ripe. 

The Neighborhood Center in which the site is located extends from North 1 s t 

Street to North 12 t h Street]. The site is located 5 blocks east of the western 
end of the Neighborhood Center. The special permit authorizes indoor 
operations and indoor storage only, so the only effects of the use that are not 
consistent with the Neighborhood Center have to do with the pick up and 
delivery activities. The impacts from truck deliveries and pick up activities 
are mitigated by terms of the special permit that limit business hours, how and 
where the trucks move to and from the site, the types of trucks that can be 
used, and where they can park. No permanent changes to the building or 
site are proposed or authorized by the special permit, in order to preserve the 
long-term potential of the property to be used in a manner more consistent 
with a Neighborhood Center. 

(2) Site Plan Review Standards. All applicable site plan review criteria in 
GJMC 21.02.070 (g) and Submittal Standards for Improvements and 
Development (GJMC Title 22), Transportation Engineering Design Standards 
(GJMC Title 24), and Stormwater Management Manuals(s) (GJMC Title 26); 

If a conflict between the C-2 (General Commercial) zoning and the 
Neighborhood Center Future Land Use designation did not exist the proposed 

- 15 -



Planning Commission March 12, 2013 

use would have been processed administratively with no required site 
improvements (Section 21.08.040(b). 

(3) District Standards. The underlying zoning district standards 
established in Chapter 21.03 GJMC, except as expressly modified by the 
proposed Special Permit; 

The proposed use as a warehouse is an allowed land use in the C-2 (General 
Commercial) Zoning District with a site plan approval. 

(4) Specific Standards. The use-specific standards established in 
Chapter 21.04 GJMC. 

There are no use-specific standards established for a warehouse with indoor 
operations and storage. 

FINDINGS OF FACT/CONCLUSIONS AND CONDITIONS: 

After reviewing the Premier Tire Special Permit application, SPT-2013-66 for a special 
permit, I, as Project Manager make the following findings of fact and conclusions: 

1. The requested indoor operations/storage with outside loading from the south 
door warehouse use as proposed on the attached site plan is consistent with 
the Comprehensive Plan as an interim use with the approval of the attached 
special permit with the conditions stated therein. 

2. The review criteria in Section 21.02.120 of the Zoning and Development Code 
for a special permit have all been met. 

STAFF RECOMMENDATION: 

I recommend that the Planning Commission forward a recommendation of approval to 
City Council of the requested special permit, SPT-2013-66 with the findings, 
conclusions and conditions of approval as defined in the Staff Report and in the Special 
Permit. 

RECOMMENDED PLANNING COMMISSION MOTION: 

Mr. Chairman, on the request for a Special Permit for Premier Tire, application number 
SPT-2013-66, located at 461 Glenwood Avenue, I move that the Planning Commission 
approve the special permit with the facts and conclusions stated in the Staff Report and 
Proposed special permit. 

Attachments: 

Site Location Map / Aerial Photo Map 
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Comprehensive Plan Map / Existing Zoning Map 
General Project Report 
Site Plan 
Pictometry Pictures 
Proposed Special Permit 

- 17 -



Planning Commission March 12, 2013 

- 18 -



Planning Commission March 12, 2013 

- 19 -



Planning Commission March 12, 2013 

GENERAL PROJECT REPORT 
641 GLENWOOD AVENUE 

Special Use Permit Application 

A.Project Description. 

1. Location. The project is located at the southwest corner of Glenwood Avenue and North 5 t h Street. The property 
lies immediately north of the former Valley Lumber property, for which the subject parcel was formerly used as 
warehouse storage. The easterly boundary of the property adjoins the west side of North 5 t h Street. The northerly 
boundary of the property adjoins the south side of Glenwood Avenue. The street address of the property is 641 
Glenwood Avenue. The property is legally described as Lot 5, Block 11, Sherwood Addition and is identified as 
Mesa County Tax Parcel No. 2945-113-15-013. 

2. Acreage. The property consists of approximately .655 acres according to the records of the Mesa County 
Assessor. 

3.Proposed Use. The site is zoned C-2. This special use application seeks to authorize the use of the property as a 
warehouse and distribution facility, to be utilized by the applicant for a wholesale tire distribution center, with the 
possibility of some retail sales in the future, but with the possibility for use in the future for other warehouse and 
limited retail uses, and with no expiration date applicable to the special use permit. 

The proposed improvements to the existing building in order to utilize it for the proposed purposes are very limited. 
Existing parking spaces, which are sufficient for the proposed use and are located on the property immediately south 
of the building, will be restriped. The existing office space in the building will be refreshed. Racks not exceeding 
ten 10 feet in height will be installed with aisles of not less than 8 feet in width separating them as shown by the 
floor plan accompanying this application. A new unisex bathroom will be constructed as shown on the floor plan 
with new domestic water and sewer connections. A sprinkler system approved by the Fire Department will be 
installed. A split glycol system is anticipated at this time. 

B. Public Benefit. 

The public will benefit from will be to repurpose and reuse a long vacant warehouse facility with minimal changes, 
providing jobs and sales tax revenue for the City and enhanced availability of tires for area retailers. 

C. Neighborhood Meeting. 

No neighborhood meeting is required for this application. 

D. Project Compliance, Compatibility and Impact. 

1. Adopted Plans and Policies. The future land use of the subject parcel is designated C-1, so a special use permit is 
required for the proposed use of the subject property. 

2. Land Use and Surrounding Area. The vicinity of the subject property contains a variety of uses. The property to 
the north across Glenwood Avenue is zoned B-1. The property immediately to the east across 5 t h Street is zoned 
B-1 and is occupied by Martin's Mortuary. The property to the south and west is zoned C-2. The former Valley 
Lumber building, presently vacant, is located to the south. 

3.Site Access and Traffic Patterns. The subject property has direct access to Glenwood Avenue to the north and to 
5 t h Street by an east-west alley adjacent to and immediately south of the property. Existing doors in the existing 
building open on to both accesses. 

4.Availability of Utilities. All utilities are available to the property. A water line is located in Glenwood Avenue 
and a fire hydrant is located at the northeast corner of the property. Domestic water and sewer taps do not currently 
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serve the property, both of which will be required for the bathroom to be added as part of the proposed improvement 
of the property. 

5.Special or Unusual Demands on Utilities. A sprinkler system will be required for the proposed use of the 
property. Applicant is working with the Fire Department to confirm availability of sufficient pressure and an 
acceptable system. A split glycol system is anticipated at this time. 

6.Effects on Public Facilities. No impacts on public facilities are anticipated. 

7.Site Soils and Geology. No unusual conditions are known to or anticipated by Applicant. 

8.Impact of Project on Site Geology and Geologic Hazards. None are known to or anticipated by Applicant. 

9.Review Criteria. 

(a) The special use permit is required because the proposed use does not comply with the Comprehensive Plan Future 
Land Use Designation of Neighborhood Center, although it does comply with the current C-2 zoning of the 
property. 

(b) The project complies with the applicable provisions of the Building and Development Code. 

(c) The project complies with the conditions of any prior approvals because not prior approvals are applicable. 

(d) Public facilities and utilities are available presently for the development of the property. 

(e) Applicant has received or will obtain as part of the development of the property all applicable local, state and 
federal permits related to the proposed development. 

E.Development Schedule and Phasing. 

Construction is anticipated to commence as soon as closing of the purchase of the property by applicant is 
completed. That closing is presently scheduled for March 4, 2013. 

W:\13509\Special Use Permit\Application Materials\General Project Report 641 Glenwood Spec Use Permit 011813.doc 
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CITY OF GRAND JUNCTION, COLORADO 

March 12, 2013 

SPECIAL PERMIT PURSUANT TO SECTION 21.02.120 OF THE GRAND JUNCTION 
MUNICIPAL CODE (ZONING AND DEVELOPMENT CODE) FOR AN INTERIM USE 

OF WAREHOUSE WITH INDOOR STORAGE AND INDOOR OPERATION ON 
PROPERTY LOCATED AT 461 GLENWOOD AVENUE IN GRAND JUNCTION, 

COLORADO 

Findings: 

An application for a special permit has been reviewed by staff in accordance with the 
Zoning and Development Code (Code). K & N Investors LLC, is the owner of the 
property located at 461 Glenwood Avenue in Grand Junction Colorado, consisting of 
one lot and is under contract to sell the property to ATD Investments LLC, dba Premier 
Tire. 

The applicant is requesting approval to use the property for indoor operations/storage 
with outside loading from the south door warehouse. 

The property is zoned C-2, while the Comprehensive Plan's designation for the property 
is Neighborhood Center. To resolve the tension between the zoning and the 
community's vision for future uses that conflict with current zoning, the City Council 
provided for a Special Permit in the Code (Section 21.02.120). 

The business hours are 7:30 am - 5:30 pm and use three delivery trucks consisting of 
two pickup trucks and one 18' box truck, which leave the site between 8:00 am and 8:30 
am Monday - Friday and return at approximately 5:00 pm the same day. The trucks 
will be loaded from the alley and parked in the parking spaces south of the building after 
returning in the evening. The business will use the alley access for ingress/egress 
from the property. The delivery vehicles will be traveling south from the site to access 
the main thoroughfare - North Avenue. The warehouse will also receive inventory 
deliveries Monday - Thursday at approximately 7:30 am that arrive on a 16'-24' box 
truck. The use of the alley for ingress/egress and the vehicles traveling south rather 
than toward the high school minimize any conflicts and/or interaction with the pedestrian 
traffic, which primarily consists of students crossing North 5 t h Street from the main high 
school campus to the classroom building located on the northwest corner of Glenwood 
Avenue and North 5 t h Street (see map below). 

The C-2 zone district permits the proposed use of an indoor operations/storage with 
outside loading from the south door warehouse. The landowner has submitted a site 
plan. A special permit provides flexibility when considering a land use that may be less 
than permanent or temporary in nature, and may be permitted under circumstances 
particular to the proposed location and subject to conditions that provide protection to 
adjacent land uses. A special permit is a possibility when more flexibility is required 
beyond that afforded to the Director of Public Works and Planning through the 
administrative adjustment process. 
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The Special Permit allows applicant's use as particularly described herein, subject to 
the stated conditions, while adequately providing for future redevelopment of the 
property in accordance with the applicable zoning and the Comprehensive Plan. In 
approving the Special Permit, the City Council has considered the approval criteria for a 
Special Permit as set forth in the Staff Report. The findings and conclusions in the 
Staff Report support the issuance of this Special Permit. 

Approval of the Special Permit promotes the following goals of the Comprehensive 
Plan: 

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

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

The proposed Special Permit furthers Goals 6 and 12 of the Comprehensive Plan by 
allowing the interim use of the property for indoor operations/storage with outside 
loading from the south door warehouse, a necessary service, without substantial site 
improvements while keeping the potential for the land to be redeveloped for future 
commercial businesses with more permanent site features such as landscaping, 
irrigation, structures and screening, where required, when the market is ripe. 

The Special Permit furthers the goals and policies of the Comprehensive Plan. 

The Permit complies with the underlying zoning district standards for C-2 established in 
Chapter 21.03 of the Code. It satisfies the review criteria found in Section 
21.02.120(c). 

NOW T H E R E F O R E , BE IT MOVED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT A SPECIAL PERMIT IS A P P R O V E D , P U R S U A N T TO 
SECTION 21.02.120 OF THE GRAND JUNCTION MUNICIPAL C O D E (ZONING AND 
D E V E L O P M E N T CODE), ALLOWING THE FOLLOWING U S E S ON THE P R O P E R T Y 
DESCRIBED B E L O W WITH THE FOLLOWING CONDITIONS, WITH THE A B O V E 

FINDINGS BEING AN INTEGRAL PART HEREOF: 

1) The site is described as follows: 

LOT 5 BLK 11 S H E R W O O D ADDITION S E C 11 1S 1W E X C S 10FT 
Also known as 461 Glenwood Avenue. The area governed by this Special Permit 
includes the entire area of the one lot and shall be referred to herein as the Site. 

2) Use of the Site is limited to indoor operations and indoor storage. Outdoor loading 
from the southern door of the warehouse is allowed; no other outdoor operations are 
allowed. No outdoor storage is allowed. 
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3) Business hours shall be 7:30 am to 5:30 pm. 

March 12, 2013 

4) Operations include use of two pickup trucks and an 18' box truck and inventory 
deliveries that arrive on a 16'-24' box truck that is not housed at the site. All such 
trucks shall use only the alley to access the site. When leaving the site, trucks shall 
use the alley and turn south on 5 t h Street. Trucks are not authorized to use Glenwood 
Avenue or to turn North on 5 t h Street, for the safety of high school students who must 
cross 5 t h Street at Glenwood in order to access classrooms. 

5) Trucks shall be parked on the site along south side of building when not in use. 
Parking of trucks on the streets around the site is not authorized. This condition is also 
imposed for the safety of high school students crossing 5 t h Street at Glenwood to 
access classrooms. 

6) If the type of items stored is changed from tires to another type of inventory, the 
permittee must submit the proposed change to the Director, who shall determine if the 
permit terms are still met by the proposal. If the Director determines there is no 
substantial change to the intensity of the warehouse use, the permit shall remain valid 
(until otherwise extinguished). Intensity of use shall be determined with reference to 
the following, without limitation: number of trips per day, size and number of trucks, 
change to traffic circulation pattern, scope of services offered. In the event of a 
non-substantial change, the Director may impose additional permit conditions to ensure 
compliance with applicable fire, building code, Persigo/waste treatment, health 
department and/or environmental regulations. If the Director determines that the 
proposed change is substantial due to the increase in intensity of use, a new 
appropriate land use approval will be required. The Special Permit shall terminate 
upon approval of the new appropriate land use. 

7) Uses not specifically described herein, regardless of type or classification and 
regardless of whether such uses appear as "allowed" uses in the zone/use table of the 
City's Zoning and Development Code, are prohibited on this site during the term of this 
Special Permit, unless the Director determines that such a use is accessory to and 
reasonably incidental and necessary for the specified uses, in which case the Director 
shall so specify in writing. 

8) Historical drainage patterns shall be maintained on the Site. 

9) The Site Plan is fully incorporated herein. No changes to the site or structure(s) 
thereon shall be made without prior approval by the Director, who shall determine 
whether such changes substantially comply with the terms of this permit. 

10) No additional permanent or temporary, principle or accessory, buildings shall be 
constructed or installed on the Site. 
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11) Any proposed signage shall meet with the standards as set forth in the Zoning and 
Development Code Section 21.06.070. 

12) This Special Permit runs with the land but is valid only for the specific use as 
described herein. The Special Permit shall terminate if indoor operations/storage with 
outside loading from the south door warehouse (by non-use) for six months or longer or 
if the property is redeveloped into any other use. 

13) The failure of this permit to specify other applicable local, state or federal laws or 
regulations shall not be construed to affect the enforcement thereof. A violation of such 
applicable laws or regulations may constitute a basis for revocation of the Special 
Permit, in addition to and not in lieu of any other appropriate remedies or penalties. 

14) The Director may administratively approve minor changes to the Site Plan and this 
Permit, if he determines that the intent of this Special Permit is maintained, the 
operational needs of the applicant will be benefitted, and no injury to the public will 
ensue. 

Passed and adopted this day of , 2013. 

ATTEST: 

President of City Council 

City Clerk 
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CITY OF GRAND JUNCTION 
PLANNING COMMISSION 

MEETING DATE: March 12, 2013 
STAFF PRESENTATION: Kristen Ashbeck 

AGENDA TOPIC: 
CPA-2011-1067 - Greater Downtown Plan and Future Land Use Map Amendments 
CPA-2012-216 - Comprehensive Plan Text Amendment and Zoning and Development 
Code Text Amendment 
RZN-2012-217 - Rezoning properties within the Greater Downtown Plan Area 
ZCA-2012-363 - Zoning Overlays for Corridors and Downtown District 

ACTION REQUESTED: 
Recommend to City Council the following: 

1) Comprehensive Plan amendments by adopting the Greater Downtown Plan and the 
amended Future Land Use Map for the area within the Greater Downtown Plan 
2) Comprehensive Plan and Zoning and Development Code ("Code") text amendments 
to add RO (Residential Office) as a zone district that can implement the Downtown Mixed 
Use Land Use Designation 
3) Rezone identified properties within the Greater Downtown Plan area 
4) Adoption of the Greater Downtown Overlay District 

PROJECT DESCRIPTION: 
The Greater Downtown area generally encompasses the original square mile of the city 
and the area between the Riverside Neighborhood to 28 Road and South Avenue to the 
Colorado River (see map on a following page). 

RECOMMENDATION: 

Recommend approval to City Council of each of the actions requested. 

1. ANALYSIS 

Background 
A Strategic Downtown Master Plan (SDMP) that encompassed the original square mile 
was developed through the Downtown Development Authority (DDA) and the guidance of 
a steering committee of interested downtown merchants, property owners and 
policymakers during 2007-2008. The SDMP defined an overall vision and goals for 
downtown and included implementation strategies such as a zoning overlay. The SDMP 
was considered by City Council on September 14, 2009, but, due to pending adoption of 
the Comprehensive Plan, Council voted to continue the SDMP to an unspecified future 
date. 

A South Downtown Neighborhood Plan (South Downtown Plan) encompassed the area 
between the railroad tracks and the Colorado River and the Riverside neighborhood on 
the west to 28 Road on the east. A plan for the area was developed from 2006-2008 with 
15 community focus group meetings, 3 public open houses with 80-100 people in 
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attendance at each open house. The South Downtown Plan included an existing 
conditions analysis, goals and implementation including a circulation and trails plan, 
economic development strategies, rezoning some properties and zoning overlay. The 
South Downtown Neighborhood Plan was considered by City Council on June 16, 2008, 
but was not adopted. 

A Westside Downtown Redevelopment Plan was adopted by the City in January 2004. 
This plan included the area bounded on the north by Main Street, on the east by 5 t h 

Street, on the south by South Avenue, and on the west by the Railroad. A preferred plan 
for redevelopment defined redevelopment of various land use and presented concepts for 
a circulation plan. Design guidelines and standards for the area were considered and 
incorporated as appropriate within the Greater Downtown Plan. Adoption of the Greater 
Downtown Plan will repeal and replace the Westside Downtown Redevelopment Plan. 

The planning process for the Greater Downtown Plan (GDP) reanalyzed the three 
previous planning efforts and made revisions as conditions have changed, included areas 
that had not been covered by either of those plans, and integrated them into a single plan 
for the downtown area. In addition, the Greater Downtown Plan incorporates elements of 
the Downtown Development Authority's potential projects in order to support the DDA's 
Downtown Plan of Development. 

For planning purposes, the Greater Downtown area has been divided into three sub 
districts as shown on the map on the following page: the Downtown, Rail and River 
Districts. 

2. Planning/Public Process 

Technical Committee 
The Greater Downtown Plan technical committee was comprised of staff members from 
various public agencies including City Public Works and Planning, City Parks and 
Recreation, City Geographic Information Systems, Mesa County Planning, the Regional 
Transportation Planning Office, Mesa County Facilities and Parks, the Downtown 
Development Authority and the Mesa County Public Library District. The Committee met 
three times during the course of developing the Greater Downtown Plan and members 
attended public open houses to discuss concerns and proposals with participants. 

Public Open Houses 
Two public open houses were held in December 2011 and February 2012 to present 
concepts and solicit input from property owners and interested citizens. 
Notifications/invitations to both public open houses were mailed to all property owners 
within the Greater Downtown Plan area. Approximately 60 people attended the first open 
house and 40 attend the second open house. Another public forum to provide information 
to the public on the proposed zoning overlay for the Central Business District was held on 
January 31, 2013 which was attended by 30 downtown property owners. 
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Questionnaires and Comments 
A series of questionnaires was available at the December 2011 open house and on the 
City's web site that were used to solicit public comment and weigh community opinions on 
design concepts that might be proposed with the Plan. A total of 130 questionnaires were 
returned. In addition, citizens could provide other written comments at both open houses. 
The results of the questionnaires and the written comments are included on following 
pages. 

Letters/Meetings with Individual Property Owners 
City Public Works and Planning staff coordinated meetings with key individual property 
owners, businesses or others that contacted the City regarding the Greater Downtown 
Plan. In addition, individual letters were mailed to property owners along the corridors 
that may be impacted by the land use and zoning proposals of the Greater Downtown 
Plan. Follow up meetings or conversations were held with property owners as requested. 

Community Presentations/Discussions 
Public Works and Planning staff conducted several presentations and discussions 
regarding the Greater Downtown Plan with community groups and businesses including 
the Chamber of Commerce, Bray and Company Realty, the Downtown Development 
Authority and Rail and River District corridor property owners. 

City Council, City Planning Commission and Mesa County Planning Commission 
Workshops 
City Public Works and Planning staff attended several workshops with elected and 
appointed City and County officials to inform and solicit input on the Greater Downtown 
Plan during its development. 

3. Greater Downtown Plan and Future Land Use Map Amendments 
(CPA-2011-1067 and CPA-2012-216) 

Greater Downtown Plan 
The public participation process involved community evaluation of various design and 
planning concepts to determine which of these are most important to the community and 
should be addressed in greater detail in the Greater Downtown Plan. The concepts 
addressed four major topics relative to an area plan: land use, circulation, economic 
(re)development and visual character. The results, along with previous information for the 
CBD, show strong community support for ideas that were translated to the goals listed 
below for the Greater Downtown Plan. 

A. Area-Wide Goals and Policies 

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

Goal 2: Establish and improve entry points into the Greater Downtown area. 
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Goal 3: Promote downtown living by providing a wide range of housing opportunities, 
primarily in the Downtown District 

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

B. Downtown District Goals and Policies 

Goal 1: Maintain and enhance the economic, cultural and social vitality of the Downtown 
District. 

Goal 2: Require density/intensity in downtown as prescribed by the Comprehensive Plan, 
primarily within the Central Business District (CBD). 

Goal 3: Develop a pedestrian-oriented, walkable downtown. 

Goal 4: Stabilize and enhance the historic residential neighborhoods. 

Goal 5: Recognize and promote opportunities to build sub districts/neighborhoods, each 
with a unique identity. 

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

C. Rail District Goals and Policies 

Goal 1: Preserve the opportunity for heavy industry and rail service that supports it. 

Goal 2: Recognize distinction between "industrial" streets such as 9 t h and 12 t h Streets 
and "public" streets 7 t h Street and Riverside Parkway. 

Goal 3: Promote higher quality, customer and pedestrian friendly development along 7 t h 

Street and Riverside Parkway. 

Goal 4: Re-establish and improve a street grid in the Rail District. 

D. River District Goals and Policies 

Goal 1: Create/maintain/enhance a green waterfront 

Goal 2: Create retail, general commercial and mixed use opportunities that complement 
the riverfront use. 

Goal 3: Create/enhance redevelopment opportunities and partnerships 
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Comprehensive Plan 
The Grand Junction Comprehensive Plan is based on extensive public input that identifies 
what kind of community we want to have and identifies ways to achieve our vision. It 
charts the course to help us become the most livable community west of the Rockies. It 
establishes a vision that focuses the community on what it should do to sustain the quality 
of life that all residents desire and expect. The Comprehensive Plan establishes the 
following guiding principles that will shape growth, all of which apply to development of 
the Greater Downtown area. 

A. Concentrated Centers - The Plan calls for three types of centers; the City Center, 
Village Centers and Neighborhood Centers. 

B. Sustainable Growth Patterns - Fiscal sustainability where we grow efficiently and 
cost-effectively. Encourage infill and redevelopment. 

C. Housing Variety - Allow, encourage more variety in housing types that will better 
meet the needs of our diverse population. 

D. A Grand Green System of Connected Recreational Opportunities - Take 
advantage of and tie together the exceptional open space assets of Grand Junction, 
including the Colorado River, our excellent park system, trails and our surrounding open 
spaces. 

E. Balanced Transportation - Accommodate all modes of transportation including air, 
transit, freight, auto, bike and pedestrian. 

F. A Regional Center - Preserve Grand Junction as a provider of diverse goods and 
services and residential neighborhoods. 

Specific policies within the Comprehensive Plan further support the concepts of the 
Greater Downtown Plan as outlined below. 

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

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

Goal 6. Land use decision will encourage preservation of existing buildings and their 
appropriate reuse. 

Goal 8. Create attractive public spaces and enhance the visual appeal of the community 
through quality development. 
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Goal 9. Develop a well-balanced transportation system that supports automobile, local 
transit, pedestrian, bicycle, air and freight movement while protecting air, water and 
natural resources. 

Comprehensive Plan Text Amendment and Zoning and Development Code Text 
Amendment 
For some of the parcels in the Downtown District with an existing zoning of Residential 
Office (RO), the existing Future Land Use Map shows a land use category of Downtown 
Mixed Use. Presently, the RO district cannot be used to implement the Downtown Mixed 
Use category. However, the nature of these parcels is that they are small and on the 
periphery of the Central Business District so a rezone to a zone district that is acceptable 
in the Downtown Mixed Use designation (e.g. Downtown Business, B-2) would not 
provide a compatible transition to nearby residential areas. Consequently, the text of the 
Comprehensive Plan is proposed to be revised to include Residential Office (RO) as an 
acceptable zone district to implement the Downtown Mixed Use land use designation. 

Future Land Use Map Amendments 
The City of Grand Junction and Mesa County jointly adopted a Comprehensive Plan in 
February, 2010. The Comprehensive Plan established or assigned new land use 
designations to implement the vision of the Comprehensive Plan and guide how 
development should occur. In many cases the new land use designation encouraged 
higher density or more intense development in some urban areas of the City. 

A component of the Greater Downtown Plan is a new Future Land Use Map for the area. 
The new map will amend the existing Comprehensive Plan Future Land Use Map and is 
the first step in implementing an overall vision for the Greater Downtown area. The land 
use categories and their application are further defined in the Greater Downtown Plan 
report document (attachment 1). Future Land Use Map amendments in the Greater 
Downtown area are shown as the highlighted areas on the map on the following page. 
The map on the following page highlights the areas that are proposed to change. 

The changes are proposed generally to create better areas of transition between land 
uses, remove inconsistencies between the future land use and zoning categories, and 
begin to define the intended character of development in some areas. A more detailed 
description of each proposed change is included on the following pages. 

Regarding the removal of inconsistencies, when the City adopted the Comprehensive 
Plan, it did not rezone property to be consistent with the new land use designations. As a 
result, certain urban areas had a land use designation that called for a change of the 
current zoning of the property. In several cases the zoning was to be upgraded to allow 
for more residential density or commercial/industrial intensity. In other cases the zoning 
was to be downgraded to reduce commercial/industrial intensity. However, after further 
review, some of these changes were in error due to lack of information. In order to 
remove the inconsistency between the Comprehensive Plan's Future Land Use Map and 
the zoning of these properties (which has been determined to be more appropriate after 
reconsideration), the Comprehensive Plan Future Land Use Map needs to be amended. 
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Downtown District Future Land Use. The Greater Downtown Plan within the 
Downtown District is formulated around seven general land use categories: Commercial, 
Downtown Mixed Use, Neighborhood Center Mixed Use, Urban Residential Mixed Use, 
Residential Medium High Density, Residential Medium Density and Parks and Open 
Space. Future Land Use Map amendments in the Downtown District are summarized 
below. 

• North First Street Neighborhood Center - revised from Commercial, expands the 
North Avenue Neighborhood Center around the corner to the south and provides 
transition from the commercial corridor to the residential areas of the Downtown 
District. 

• 500 Block of Ouray/Chipeta Avenue - revised from Downtown Mixed Use to 
Urban Residential Mixed Use in order to better reflect an intended lower intensity 
of land use on this block and correspond with existing zoning. 
Eastern periphery of the Downtown Mixed Use Area - revised from Residential 
High Mixed Use to Residential Medium High. 

• There are 139 parcels within the Downtown District whose current zoning category 
conflicts with the current land use category. These conflicts were created in error 
due to lack of information. With the exception of the blocks along the north side of 
Grand Avenue, the conflicts will be resolved through the land use changes 
proposed above. [The parcels along Grand Avenue are proposed to be rezoned 
(see zoning discussion below) in order to resolve the conflicts.] 

Rail District Future Land Use. The Greater Downtown Plan within the Rail District is 
formulated around five general land use categories: Business Park Mixed Use, 
Commercial, Commercial industrial, Industrial and Parks and Open Space. Future Land 
Use Map amendments in the Rail District are summarized below. 

Areas southwest of the railroad tracks to the Riverside Parkway on the west side of 
5 t h Street - revised from Industrial to Business Park Mixed Use to be consistent 
with existing land uses but also to encourage future redevelopment in these areas 
with a mix of employment-oriented business and light industrial uses and an 
allowance of multifamily development. 

• Areas in the "wedge" between South Avenue and the railroad tracks - revised from 
Downtown Mixed Use to Industrial, Commercial/Industrial and Commercial to be 
consistent with existing zoning. 

• There are 69 parcels within the Rail District whose current zoning category 
conflicts with the current land use category. With the exception of a few parcels 
along Riverside Parkway, the conflicts will be resolved through the land use 
changes proposed above. [The parcels along the Parkway are proposed to be 
rezoned (see zoning discussion below) in order to resolve the conflicts.] 

River District Future Land Use. The Greater Downtown Plan within the River District is 
formulated around six general land use categories: Commercial, Commercial Industrial, 
Parks and Open Space, Conservation, Estate and Business Park Mixed Use. Future 
Land Use Map amendments in the River District are summarized below. 

• Areas southwest of the Riverside Parkway to the riverfront trail on the west side of 
5 t h Street (mostly City-owned properties) - revised from Industrial and 
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Commercial/Industrial to Business Park Mixed Use to be consistent with existing 
land uses, but also encourage future redevelopment in these areas with a mix of 
employment-oriented business and light industrial uses and an allowance of 
multifamily development. 
Areas on the east and west side of 5 t h Street between the Riverside Parkway 
ramps and Struthers Avenue - revised from Park and Commercial to Commercial 
(west side) and Commercial/Industrial (east side) to be consistent with existing 
zoning and better conform to existing parcel boundaries. 

• Areas east of 27-1/2 Road, between C-1/2 Road and the Colorado River - revised 
to be consistent with other properties owned by Colorado State Parks (Park) and 
add Conservation area along the river where the Riverfront Trail will be completed 
in this area. 

• The three properties along the river just east of 27-1/2 Road known as the Brady 
properties (labeled as Under Review) do not currently reflect a future land use 
category since the zoning is under consideration and will be voted upon by the 
citizens of Grand Junction in the April 2013 election. Once the zoning is 
established, the Future Land Use Map will be amended accordingly. 

• There are 29 parcels within the River District whose current zoning category 
conflicts with the current land use category. With the exception of a few parcels 
near the Riverside Parkway/5 t h Street interchange, the conflicts, created in error 
due to lack of information, will be resolved through the land use changes proposed 
above. [The parcels near the interchange are proposed to be rezoned (see zoning 
discussion below) in order to resolve the conflicts.] 

4. Rezoning Properties within Greater Downtown (RZN-2012-217) 

Similar to changes in the Comprehensive Plan Future Land Use Map, proposed zoning 
changes are also one of the means to implement the overall vision for the Greater 
Downtown area. Proposed zoning changes are minimal, as shown on the map on the 
following page. Those that are proposed to change (highlighted in yellow) were due to 
review of information, development of goals and policies for the Greater Downtown area, 
and public input throughout the Greater Downtown Plan process. The zone districts and 
their application are further discussed in the Greater Downtown Plan report document 
(Attachment 1). The rezone ordinance in Attachment 3 also lists each property that is 
proposed to be rezoned. Zoning changes in the Greater Downtown area are proposed 
primarily to create better areas of transition between land uses, remove errors and 
inconsistencies between the zoning and future land use categories, and begin to define 
the intended character of development in some areas of Greater Downtown. 

Downtown District Zoning. Proposed zoning within the Downtown District is shown on 
maps and the zone districts further discussed in the Greater Downtown Plan report 
(Attachment 1). The detailed areas are highlighted in yellow on the map on page 12 of 
this report. Generally, the zoning shall remain the same as currently exists. The few 
zone changes are described below. 

• Southeast corner of Chipeta Avenue and 5 t h Street - revised from R-8 to R-O to be 
consistent with the Urban Residential Mixed Use land use category. 
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• 1100 block of Colorado Avenue - revised from B-1 to B-2 to be consistent with the 
Downtown Mixed Use land use category. 

Rail District Zoning. Proposed zoning within the Rail District is shown on maps and the 
zone districts further discussed in the Greater Downtown Plan report (Attachment 1). The 
detailed areas are highlighted in yellow on the map on page 12 of this report. Generally, 
the zoning shall remain the same as currently exists. The few zone changes are 
described below. 

• Two parcels west of South 5 t h Street revised from I-2 to I-1 and I-O to be consistent 
with the Commercial/Industrial and Business Park Mixed Use future land use 
categories. 
City-owned parcels at the interchange of South 5 t h Street and Riverside Parkway 
from C-1 to C S R to be consistent with zoning of similar City-owned properties. 

• Remnants of Las Colonias Park on the north side of Riverside Parkway from C S R 
to C-2 and I-2 to reflect existing and potential lease to adjacent property owners. 

River District Zoning. Proposed zoning within the River District is shown on maps and 
the zone districts further described in the Greater Downtown Plan report (Attachment 1). 
The detailed areas are highlighted in yellow on the map on page 12 of this report. 
Generally, the zoning shall remain the same as currently exists. The few zone changes 
are described below, primarily impacting City-owned properties. 

• Areas southwest of the Riverside Parkway to the riverfront trail on the west side of 
5 t h Street (mostly City-owned properties) from I-O and I-1 to BP and I-O to be 
consistent with existing uses (private properties) as well as encourage future 
redevelopment future redevelopment in these areas with a mix of employment-
oriented business and light industrial uses and an allowance of multifamily 
development. 

• Areas along the Colorado River near the Riverside Neighborhood from I-O to C S R 
to reflect existing riverfront trail use on City-owned property. 
City-owned parcels at the interchange of South 5 t h Street and Riverside Parkway 
from C-1 to C S R to be consistent with zoning of similar City-owned properties. 

• City-owned parcels near the Botanical Gardens from C-2 to C S R to be consistent 
with zoning of similar City-owned properties. 

• The three properties along the river just east of 27-1/2 Road known as the Brady 
properties (labeled as NONE) do not currently reflect a zoning as the topic is under 
consideration and will be voted upon by the citizens of Grand Junction in the April 
2013 election. 
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5. Other Implementation Strategies of the Greater Downtown Plan (CPA-2011-1067) 
In addition to the future land use and zoning changes proposed, the City has a variety of 
other tools available through which the goals of the Greater Downtown Plan can be 
implemented so that the vision for Greater Downtown can materialize and eventually be 
realized. The G D P represents the first phase of implementation as it includes the basic 
strategies of designating Future Land Use categories and zoning properties as needed as 
previously discussed, including a conceptual plan for traffic circulation in Greater 
Downtown, outlining improvements to the public parks within Greater Downtown, 
establishing goals and policies for future phases of plan implementation such as 
economic development strategies (see below), and amending development standards of 
the zoning districts through a zoning overlay (see Section 6 on following page). 

The Conceptual Plan for Traffic Circulation in Greater Downtown (Conceptual Plan) 
describes proposals for streets and corridors in the Greater Downtown, depicts preferred 
conceptual designs and proposes additional unclassified streets. This conceptual plan for 
circulation does not modify the Grand Valley Circulation Plan, but provides preferred 
concepts and designs for future consideration and development of public rights-of-way. 
The Conceptual Plan also incorporates the proposed Grand Valley Trails Plan and 
depicts the location of future bicycle facilities, trails and pedestrian paths within Greater 
Downtown. As development or redevelopment occurs in Greater Downtown, trails, paths, 
bike lanes and pedestrian facilities will be constructed in accordance with the adopted 
Grand Valley Trails Plan. The Conceptual Plan for Traffic Circulation in Greater 
Downtown is included in Appendix C of the Greater Downtown Plan report. 

The Greater Downtown Plan report includes details for ongoing maintenance, 
improvements, redevelopment and in some cases new development within the Greater 
Downtown area parks. In addition, the plan summarized the work that has already been 
completed for potential redevelopment of the City-owned Jarvis property in the eastern 
portion of the Rail District. 

Downtown District Economic Redevelopment. While the Downtown District is the 
heart of the community, it is but one subset of a larger market and has strengths which 
can be capitalized on and limitations which should be overcome. Downtown has a 
tremendous influence on the economic well-being of the entire region. Therefore, it is 
widely accepted that early projects in any revitalization effort can benefit from public 
assistance until market conditions reach levels where new construction can support itself. 

The Grand Junction S D M P presented guiding principles which; while general in nature, 
were considered responsive to prevailing conditions, market opportunities, framework 
elements and stakeholder input. Based on information reviewed and community input 
received during the Greater Downtown Plan process, these guiding principles are still 
relevant to the Greater Downtown Plan and are listed below and described in greater 
detail in the Greater Downtown Plan report (Attachment 1). 

Downtown is one submarket that competes with other submarkets in Grand 
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Junction. 
• Downtown must be market-responsive to changing conditions. 
• Downtown infrastructure must be protected and retained. 
• Downtown's "tool bag" must contain a variety of strategies and mechanisms that 

are comprehensive, flexible and creative in order to attract investment. 
• Public investment must leverage private investment. 
• Public policy must support downtown development. 
• Public-private partnerships are essential. 

Rail and River District Economic Redevelopment. The changes that have occurred in 
portions of Greater Downtown such as completion of the Riverside Parkway and planning 
for the future development of Las Colonias Park have already had a positive influence on 
the River and Rail Districts. Many properties have been renovated or redeveloped, new 
uses are relocating to the area and property values are generally on the rise. The 
Greater Downtown Plan envisions this trend continuing and being enhanced by the 
following redevelopment concepts: 

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

• Intensified commercial edge along the north side of the Riverside Parkway with 
opportunities for mixed use development. 
New general commercial, retail and residential uses will provide activity at the 
edge of the park after business hours to create a safe park environment that gives 
"ownership" of the park to the adjacent local business owners and residents. 

• New retail and commercial uses such as restaurants, shops and services along 
South 7 t h Street to serve the employees, recreational users and residents of the 
neighborhood. 

• Commercial Industrial uses bridge the existing industrial and the commercial 
corridors. 

In addition, discussions with the Grand Junction Economic Partnership, Business 
Incubator, Manufacturers' Council and Chamber of Commerce during development of the 
Greater Downtown Plan brought to light many opportunities for the area, the majority of 
which is within the established Mesa County Enterprise Zone. The GDP outlines goals, 
policies and strategies that can be used to further the economic (re)development of the 
Rail and River Districts in Greater Downtown. 

• Need for flex space for different types of small business 
• Opportunity to develop additional incentives for redevelopment 
• Allow for live-work opportunities 
• Opportunity to develop partnerships 

6. Greater Downtown Overlay District (RZN-2012-218) 

The Greater Downtown Overlay District is intended to provide guidance and criteria for 
the planning, design and implementation of public and private improvements in the 
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Greater Downtown area. If properly administered and adhered to, the standards and 
guidelines should result in public and private development improvements (or a 
combination thereof) that achieve, as a minimum, a common level of quality in terms of 
site design, architectural design, landscaping and other site improvements. 

The general purposes of the standards and guidelines are to support the overall goals of 
the Greater Downtown Plan. 

Maintain and enhance the economic, cultural and social vitality of Greater 
Downtown 

• Promote downtown living by providing a wide range of housing opportunities in 
appropriate areas within Greater Downtown 

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

• Stabilize, preserve, protect and enhance the downtown residential neighborhoods 
Promote and protect the unique identity of Downtown 

The standards and guidelines were developed upon an analysis of the existing character 
of the Greater Downtown area. The area was divided into sub districts and the 
Downtown District was further divided into subareas (see map in Attachment 2 and on 
page 18) based on existing zoning, character of existing development and potential for 
redevelopment opportunities. In addition, primary corridors were identified for which 
overlay guidance was created. The subareas and primary corridors are shown on the 
maps on pages 17 and 18. 

These standards supplement the City of Grand Junction Zoning and Development Code 
and identify design alternatives and specific design criteria for the visual character and 
physical treatment of private development and public improvements within Greater 
Downtown. The Director will make all decisions and appeals and variance requests will 
be heard by the City of Grand Junction Planning Commission. The Downtown 
Development Authority (DDA) will be a review agency for all applications and will make 
recommendations for proposals in the Central Business District. 

Corridor Overlay. The Greater Downtown Overlay District includes standards and 
guidelines for primary corridors in the River and Rail Districts to begin to implement goals 
of the plan to 1) improve the visual impact of development along the corridors; and 2) 
promote higher quality architectural treatment and site design as new development and 
redevelopment occurs along the corridors. The goals of the corridor guidelines and 
standards are to: 

• Define a vision using examples of what is desired 
• Provide design flexibility on a site-by-site basis 

Provide menus of design options so designer/builder can decide what works best 
for a particular project/site and the vision can be achieved without substantial cost 
Provide design options that provide flexibility for trade-offs in building and site 
design 
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Clearly define what is required for new construction versus building remodels 

The corridor standards and guidelines are outlined in two areas: 1) Commercial 
Corridors; and 2) Industrial Corridors. For each type of corridor the standards and 
guidelines address Site Design, Architectural Design, Landscaping and Signage. 

Downtown District Subarea Zoning Overlay. The Greater Downtown Plan includes 
zoning overlay standards for the subareas of the Downtown District as depicted on the 
map on page on page 18. Application of the standards and guidelines will begin to 
implement goals of the plan to: 

• Maintain and enhance the economic, cultural and social vitality of Downtown 
• Promote downtown living by providing a wide range of housing opportunities 
• Enhance the transportation system to accommodate automobiles, bikes and 

pedestrians, and provide adequate, convenient parking 
• Stabilize and enhance the historic residential neighborhoods 
• Establish and promote a unique identity 
• Preserve and restore significant historic structures 
• Activate the edges of the downtown parks with mixed use and programmed/active 

use of the parks as urban open space rather than passive green parks 

The Downtown District subarea standards and guidelines are outlined in five areas and 
summarized below: 1) Area-Wide; 2) Central Business District-Wide; 3) Central 
Business District Core Area; 4) Residential; and 5) Transitional. 
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Downtown District - Subareas 

Downtown Subareas Cent ra l B u s i n e s s District Co re Cent ra l B u s i n e s s District North 1st S t Ne ighborhood Exist ing C o m m e r c i a l Res ident ia l A r e a Transi t ional A r e a | 7th Street Historic 
G:TGIS\DEPARTMENTVPLANNING\rJEIGHBORHOOD PLANSVGREATER DOWNTOWNgONING OVERUWmxd 
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Greater Downtown Overlay Corridors Industrial Corridor Commercial Corridor Trai ls 
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Downtown District Area-Wide Standards and Guidelines 
• Due to constraints of downtown properties, allows Director to make reasonable 

exceptions to the provisions of the Zoning and Development Code and the Greater 
Downtown Plan Zoning Overlay. 

• Provide good, interconnected multimodal transportation choices. 
• Requires traffic calming measures in public rights-of-way as properties redevelop 

or infrastructure is reconstructed. 

Central Business District (CBD) Guidelines and Standards 

Overall Vision/Character 
Activate the downtown core streets through emphasis on higher pedestrian traffic, 
businesses on the ground level that attract pedestrian traffic, and corner buildings 
that invite traffic on both streets. 
Encourage high quality, compatible design for all new buildings and establish a 
cohesive architectural character/theme that complements existing buildings. 

• Use building materials that are traditional and weather well and provide a broad 
variety of appearance. 

• Encourage high density, mixed-use development and structures. 
• Encourage gradual scale transitions between the CBD and adjacent 

neighborhoods. 
• Minimize single use, surface parking and encourage shared parking. 
• Require parking located behind buildings be accessed from the alley. 
• Provide streetscape details and landscaping that compliment the architectural 

character of downtown and exhibit an urban character. 

Overall Standards 
• Maximum building height 90 feet 
• Upper floors of taller buildings shall step back a minimum of 10 feet 
• Buildings along Chipeta and Ouray Avenues shall be set back a minimum of 20 

feet and step down so the front fagade is of a residential scale 
• Off-street parking is to be located behind buildings and accessed from the alley 
• Minimize curb cuts to maximize on-street parking 
• Pedestrian lighting shall be in historical style light poles 
• Streetscape design along the northern edge of the CBD shall transition between 

urban hardscape and more residential streetscape character 
• Director may consider variations to landscaping Code, considering existing and 

proposed streetscape and/or the urban design character of the area 

Central Business District Core Area Guidelines 
• Only apply to Core Area as depicted on map on page 19 
• Fagade detailing including entrances and doorways should be compatible with 

neighboring historic buildings. 

21 



Central Business District Core Area Standards 
• Only apply to Core Area as depicted on map on page 19 
• Minimum building height in the CBD Core Area is 2 stories. Some uses are 

exempt from the requirement and the Planning Commission may consider other 
exceptions. 

• Maximum building setback of 2 feet, compatible with the mean setback of the 
immediately adjoining lots on both sides but not greater than 20 feet. 

• Building setbacks of up to 10 feet from the abutting street may be allowed if there 
is a prescribed function for space in front of a building, then maximum building 
setback is 10 feet. 

• Facades shall be visually interesting with varied materials, patterns, definition of 
bays or other building articulation, 50% minimum in windows on street level 
fagade, fagade cap/cornice that cast a shadow. The property owner/developer 
may choose from a list of architectural elements and choose to meet 4 of the 9 
options. 

Residential Areas Standards and Guidelines 

• Do not allow further encroachment by non-residential uses, higher intensity/density 
or more intensive zoning but provide a diversity of housing types. 

• Maintain and enhance the historic character of the streetscape including use and 
landscaping of the park strips. 

• Maintain the existing character of the house styles. New construction and 
alterations shall be compatible with key architectural characteristics and site 
elements of the neighborhood including building mass and scale, setbacks, height, 
roof shape, window patterns, and exterior materials. 

• Ensure accessory structures are subordinate to the primary structures on a site. 
• Allow multifamily development where existing zoning allows but site and building 

design must be compatible with the scale and material finishes of single family 
residential structures. 

• Do not allow off-street parking for multifamily development in the front yard or 
setback. 

Transitional Areas Standards and Guidelines 

• Uses as allowed by the Zoning and Development Code but a mix of residential and 
nonresidential uses on the same lot shall be located in the same structure. 

• Hours of operation of nonresidential uses restricted to 7:30 am and 8:00 pm. 
• Maximum building size is 10,000. 
• Outdoor storage and display are prohibited. 
• New residential and non-residential construction shall be designed to have a single 

family residential character in building mass and scale, setbacks, height, roof 
shape, window patterns, location of entryways, and exterior materials. 

• Signs for non-single family uses are restricted in type, size, location and lighting. 
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• Non-single family residential uses in the downtown Transitional areas shall be 
designed and operated not to increase on-street parking in front of single family 
dwellings in the neighborhood. 
Service entrances, loading areas and dumpsters shall be located only in the rear 
or side yard. 

• Front yards shall be reserved for landscaping, sidewalks, driveway access to 
parking areas and signage. 

REVIEW CRITERIA: 
Comprehensive Plan amendments to the Future Land Use Map, zoning changes and the 
zoning overlays must meet one or more of the following criteria for approval per sections 
21.02.130 and 21.02.140 of the Municipal Code. These criteria do not apply for 
consideration of the text amendment to the Comprehensive Plan and the text amendment 
to the Zoning and Development Code. 

(1) Subsequent events have invalidated the original premise and findings; 

The subsequent event that has occurred is the Greater Downtown Plan planning process 
which has included several general public meetings, meetings with property owners, 
tenants and local community groups, results of questionnaires and comments solicited 
from the general public. The Comprehensive Plan did not include this level of planning 
detail thus, the original premise and findings of that plan have been amended to reflect 
the findings of the Greater Downtown Plan. 

Similarly, the existing zoning Code and map did not take into account the subsequent 
event of more detailed analysis of zoning in the Greater Downtown area that was done 
with the Greater Downtown Plan planning process. For some parcels within Greater 
Downtown, the original premise and findings of the existing zoning map were not 
consistent with the Future Land Use Map or did not reflect the overall goals of the Greater 
Downtown Plan. For some areas and corridors in Greater Downtown, the overlay zone 
will be a tool to accomplish the goals of the Comprehensive Plan and Greater Downtown 
Plan. 

Since the Greater Downtown Plan area encompasses the entire area that had been 
included in the Westside Downtown Redevelopment Plan, the more recent analysis of 
land use and implementation strategies will replace what was previously adopted. 
Consequently, the Westside Downtown Redevelopment Plan needs to be repealed and 
replaced with the Greater Downtown Plan. 

(2) The character and/or condition of the area has changed such that the amendment is 
consistent with the Plan; 

Criterion not met. 

(3) Public and community facilities are adequate to serve the type and scope of land use 
proposed; 
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Criterion not met. 

(4) An inadequate supply of suitably designated land is available in the community, as 
defined by the presiding body, to accommodate the proposed land use; 

Criterion not met. 

(5) The community or area, as defined by the presiding body, will derive benefits from the 
proposed amendment. 

Primarily, criterion 5 applies to the proposed Comprehensive Plan amendments to adopt 
the Greater Downtown Plan and amend the Future Land Use Plan, the zoning map 
amendments, and the amendment to the Zoning and Development Code to adopt the 
Greater Downtown Plan Zoning Overlay. The benefit derived by adoption of these items 
will help the community meet some of its long term goals as expressed in the 
Comprehensive Plan as discussed in greater detail on page 6 of the staff report. 

FINDINGS OF FACT/CONCLUSIONS: 
After reviewing the Greater Downtown Plan, files CPA-2011-1067, CPA-2012-216, RZN-
201 2-217 and RZN-2012-218 for an amendment to the Comprehensive Plan Future Land 
Use Map and text, rezoning properties within Greater Downtown, and adopting a zoning 
overlay, staff makes the following findings of fact and conclusions: 

1. The Greater Downtown Plan and Zoning Overlay are consistent with the 
Comprehensive Plan including the following elements: 

• Future Land Use Map and text amendments to the Comprehensive Plan 
• Zoning and Development Code ("Code") amendments to add the 

Greater Downtown Zoning Overlay and a text amendment to add RO 
(Residential Office) as a zone district that can implement the Downtown 
Mixed Use Land Use designation 

• Rezone identified properties within the Greater Downtown Plan area 

2. Review criteria 1 and 5 in sections 21.02.130 and 21.02.140 of the Municipal 
Code have been met. 

STAFF RECOMMENDATION: 
Staff recommends that the Planning Commission forward a recommendation of approval 
to City Council of: 

1) Comprehensive Plan amendments by adopting the Greater Downtown Plan including 
all revisions per Attachment 5 and repealing the Westside Downtown Redevelopment 
Plan 
2) An amended Future Land Use Map for the area within the Greater Downtown Plan 
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3) Comprehensive Plan and Zoning and Development Code ("Code") text amendments 
to add RO (Residential Office) as a zone district that can implement the Downtown Mixed 
Use Land Use Category 
4) Rezone identified properties within the Greater Downtown Plan area 
4) Adoption of the Greater Downtown Overlay District including all revisions per 
Attachment 5 

RECOMMENDED PLANNING COMMISSION MOTIONS: 
Mr. Chairman, on item CPA-2011-1067, a Comprehensive Plan Amendment to adopt the 
Greater Downtown Plan and Future Land Use Map Amendments included within the plan 
and repeal the Westside Downtown Redevelopment Plan I move that we forward them to 
City Council with the recommendation of Approval with the findings of facts and 
conclusions included within the staff report. 

Mr. Chairman, on item CPA-2012-216, a Comprehensive Plan Text Amendment and 
Zoning and Development Code Text Amendment to include the RO (Residential Office) 
zoning district as one of the zone districts that implements the Downtown Mixed Use land 
use designation, I move that we forward them to City Council with the recommendation of 
Approval with the findings of facts and conclusions included within the staff report.. 

Mr. Chairman, on item RZN-2012-217, rezoning properties within the Greater Downtown 
Plan area as set forth in the staff report and in the proposed ordinance, I move that we 
forward it to City Council with the recommendation of Approval with the findings of facts 
and conclusions included within the staff report. 

Mr. Chairman, on item ZCA-2012-363, a Zoning and Development Code Text 
Amendment by adopting the Greater Downtown Overlay District, I move that we forward it 
to City Council with the recommendation of Approval with the findings of facts and 
conclusion as stated within the staff report. 

Attachments: 

1. Proposed Ordinance to Amend Comprehensive Plan including: 
Exhibit A, Greater Downtown Plan Report 
Exhibit B, Comprehensive Plan Text Amendment 
Exhibit C, Future Land Use Map 

2. Proposed Ordinance to Adopt Greater Downtown Overlay District and Section 
21.03.020 (d) of the Zoning and Development Code 

Exhibit A, Greater Downtown Plan Zoning Overlay Report 
Exhibit B, Amendment to Section 21.03.020 

3. Proposed Ordinance to Rezone Properties Within the Greater Downtown Area 
Exhibit A, List of Properties to be Rezoned 
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4. Summary of Public Process and Questionnaires/Comments 

5. Proposed revisions to Plan and Overlay documents 
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ATTACHMENT 1 

CITY OF GRAND JUNCTION, COLORADO 
ORDINANCE NO. 

AN ORDINANCE ADOPTING THE GRAND JUNCTION 
GREATER DOWNTOWN PLAN AND AMENDING THE FUTURE LAND USE MAP 

AND TEXT OF THE COMPREHENSIVE PLAN 

AS AN ELEMENT OF THE COMPREHENSIVE PLAN FOR THE AREA 
GENERALLY INCLUDING THE ORGINAL SQUARE MILE, SOUTH AVENUE TO 

THE COLORADO RIVER AND RIVERSIDE NEIGHBORHOOD TO 28 ROAD 

RECITALS. 

A Strategic Downtown Master Plan that encompassed the original square mile was 
developed through the Downtown Development Authority (DDA) and the guidance of a 
steering committee of interested downtown merchants, property owners and 
policymakers during 2007-2008. The Plan defined an overall vision and goals for 
downtown and included implementation strategies such as a zoning overlay. The 
Strategic Downtown Master Plan was considered by City Council on September 14, 2009 
but, due to pending adoption of the Comprehensive Plan, Council voted to continue the 
Plan to an unspecified future date. 

A South Downtown Neighborhood Plan encompassed the area between the railroad 
tracks and the Colorado River and the Riverside neighborhood on the west to 28 Road on 
the east. A plan for the area was developed from 2006-2008 with 15 community focus 
group meetings, 3 public open houses with 80-100 people in attendance at each open 
house. The Plan included a circulation and trails plan, economic development strategies, 
rezoning some properties and zoning overlay. The South Downtown Neighborhood Plan 
was considered by City Council on June 16, 2008 but was not adopted. 

A Westside Downtown Redevelopment Plan was adopted by the City in January 2004. 
This plan included the area bounded on the north by Main Street, on the east by 5 t h 

Street, on the south by South Avenue, and on the west by the Railroad. A preferred plan 
for redevelopment defined redevelopment of various land use and presented concepts for 
a circulation plan. Design guidelines and standards for the area were considered and 
incorporated as appropriate within the Greater Downtown Plan. Adoption of the Greater 
Downtown Plan will repeal and replace the Westside Downtown Redevelopment Plan. 

The Greater Downtown Plan (Exhibit A) integrates elements of the three previous 
planning efforts as well as includes areas that had not been covered by either of those 
plans into a single plan for the downtown area. In addition, the Greater Downtown Plan 
incorporates elements of the Downtown Development Authority's potential projects in 
order to support the DDA's Downtown Plan of Development. For planning purposes, the 
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Greater Downtown area has been divided into three sub districts: the Downtown, Rail 
and River Districts. 

The public participation process involved community evaluation of various design and 
planning concepts to determine which of these are most important to the community and 
should be addressed in greater detail in the Greater Downtown Plan. The concepts 
addressed four major topics relative to an area plan: land use, circulation, economic 
(re)development and visual character. The results, along with previous information for 
the CBD, show strong community support for ideas that were translated to the goals listed 
below for the Greater Downtown Plan. 
Area-Wide Goals and Policies 

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

Goal 2: Establish and improve entry points into the Greater Downtown area. 

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

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

Downtown District Goals and Policies 

Goal 1: Maintain and enhance the economic, cultural and social vitality of the Downtown 
District. 

Goal 2: Require density/intensity in downtown as prescribed by the Comprehensive Plan, 
primarily within the Central Business District (CBD). 

Goal 3: Develop a pedestrian-oriented, walkable downtown. 

Goal 4: Stabilize and enhance the historic residential neighborhoods. 

Goal 5: Recognize and promote opportunities to build sub-districts/neighborhoods, each 
with a unique identity. 

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

Rail District Goals and Policies 

Goal 1: Preserve the opportunity for heavy industry and rail service that supports it. 
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Goal 2: Recognize distinction between "industrial" streets such as 9 t h and 12 t h Streets 
and "public" streets 7 t h Street and Riverside Parkway. 

Goal 3: Promote higher quality, customer and pedestrian friendly development along 7 t h 

Street and Riverside Parkway. 

Goal 4: Re-establish and improve a street grid in the Rail District. 

River District Goals and Policies 

Goal 1: Create/maintain/enhance a green waterfront 
Goal 2: Create retail, general commercial and mixed use opportunities that complement 
the riverfront use. 

Goal 3: Create/enhance redevelopment opportunities and partnerships 

In addition to identifying goals and policies for the area, the Greater Downtown Plan does 
the following. 

1. Includes an amendment to the Comprehensive Plan text (refer to Exhibit B) and 
amendments to the Comprehensive Plan Future Land Use Map (refer to Appendix A of 
the Greater Downtown Plan report). 

2. Includes zoning changes as required to create better areas of transition between land 
uses, ensure that the zoning is consistent with the future land use category and begin to 
define the intended character of development in some areas. 

3. Includes Circulation and Trails Plans that depict future street and trail systems for the 
area and outlines more specific multimodal transportation improvement concepts that 
serve as future guidance as development and redevelopment occurs in the area. 

4. Includes a zoning overlay that provides guidance and criteria for the planning, design 
and implementation of public and private improvements in the Greater Downtown area. If 
properly administered and adhered to, the standards and guidelines should result in 
public and private development improvements (or a combination thereof) that achieve, as 
a minimum, a common level of quality in terms of site design, architectural design, 
landscaping and other site improvements. 

5. Outlines other implementation tools such as economic development and 
redevelopment strategies and improvements to the public parks within the Greater 
Downtown area. 

The Grand Junction Planning Commission is charged with the legal duty to prepare and 
consider and recommend action to City Council regarding master plans for the City. 
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The Greater Downtown Plan was heard in a public hearing by the Grand Junction 
Planning Commission on , 2013 where the Planning Commission 
recommended that the City Council adopt the Plan. 

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

That the Greater Downtown Plan, City of Grand Junction, Colorado, in the form of the 
document attached hereto, and as recommended for adoption by the Grand Junction 
Planning Commission is hereby adopted. 

The full text of the Ordinance, including the text of the Greater Downtown Plan, in 
accordance with paragraph 51 of the Charter of the City of Grand Junction, shall be 
published in pamphlet form with notice published in accordance with the Charter. 

INTRODUCED on first reading the day of , 2013 and ordered published 
pamphlet form. 

PASSED and ADOPTED on second reading the day of , 2013 and 
ordered published in pamphlet form. 

President of City Council 

ATTEST: 

City Clerk 
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1. STUDY AREA CONTEXT 

The Grea te r D o w n t o w n p lann ing a rea is c o m p r i s e d of t h r e e sub-d is t r ic ts : t he D o w n t o w n , Rail and River 

Distr icts. The areas are d is t inct ly d i f fe ren t due to the i r l oca t i on , in f luences and h is tor ic d e v e l o p m e n t but 

c o m p l e m e n t each o the r to f o r m a d e v e l o p e d area tha t is cent ra l to t he c o m m u n i t y w i t h uses tha t range 

f r o m single fam i l y res ident ia l to ra i l -o r ien ted heavy indust r ia l . 

2. PLANNING BACKGROUND 

A Strategic D o w n t o w n M a s t e r P lan (SDMP) tha t e n c o m p a s s e d the or ig inal square mi le was d e v e l o p e d 

t h r o u g h t h e D o w n t o w n D e v e l o p m e n t Au tho r i t y (DDA) and the gu idance of a s teer ing c o m m i t t e e of 

i n te res ted d o w n t o w n merchan ts , p roper t y o w n e r s and po l i cymakers dur ing 2007 -2008 . The S D M P 

de f i ned an overa l l v is ion and goals fo r d o w n t o w n and inc luded i m p l e m e n t a t i o n s t ra teg ies such as a zon ing 

over lay . 

The v is ion of t h e S D M P a d d r e s s e d : t he t r anspo r ta t i on n e t w o r k and o the r in f ras t ruc ture , i n t roduc t ion of 

g reen t r ea tmen ts , c rea t ion of des ign s tandards and st rategies fo r c o m m u n i t y marke t i ng and p r o m o t i o n 

e f for ts . The goals of t h e S D M P w e r e to : 
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• M a i n t a i n and e n h a n c e t h e e c o n o m i c , cu l tura l and social v i ta l i ty of d o w n t o w n 

• P r o m o t e d o w n t o w n l iv ing by p rov id ing a w i d e range of hous ing oppor tun i t i es 

Enhance the t ranspo r ta t i on sys tem to a c c o m m o d a t e a u t o m o b i l e s , b ikes and pedes t r ians , and 

p rov ide a d e q u a t e , conven ien t park ing 

• Stabi l ize and e n h a n c e the h is tor ic res ident ia l n e i g h b o r h o o d s 

• Establ ish and p r o m o t e a un ique ident i ty 

Jump-s ta r t t he rev i ta l iza t ion and re inves tmen t in t he d o w n t o w n area w i t h st rategic cata lyst 
pro jects 

The Strategic D o w n t o w n M a s t e r Plan was cons ide red by City Counc i l on S e p t e m b e r 14, 2009 but, due t o 

pend ing a d o p t i o n of t he G r a n d Junc t i on C o m p r e h e n s i v e Plan (Comprehens i ve Plan), Counc i l v o t e d t o 

con t i nue t h e S D M P to an unspec i f i ed fu tu re da te . 

A Sou th D o w n t o w n N e i g h b o r h o o d Plan (South D o w n t o w n Plan) e n c o m p a s s e d the a rea b e t w e e n the 

ra i l road t racks and t h e C o l o r a d o River and the Rivers ide n e i g h b o r h o o d o n t h e wes t to 28 Road on t h e 

east . A p lan fo r t h e area was d e v e l o p e d f r o m 2006 -2008 w i t h 15 c o m m u n i t y focus g roup mee t ings , 3 

pub l ic o p e n houses w i t h 80 -100 peop le in a t t endance at each o p e n house . The Sou th D o w n t o w n Plan 

i nc luded an ex is t ing cond i t i ons analys is , goals and i m p l e m e n t a t i o n inc lud ing a c i rcu la t ion and trai ls p lan , 

e c o n o m i c d e v e l o p m e n t s t ra teg ies, rezon ing s o m e proper t ies and zon ing over lay . The goals of t he South 

D o w n t o w n Plan w e r e to : 

• C rea te , ma in ta in and e n h a n c e a g reen wa te r f r on t 

• Recogn ize ex is t ing heavy indust ry and rail serv ice tha t suppor t s it 

• Recogn ize t h e d is t inc t ion b e t w e e n " i ndus t r i a l " s t reets and " p u b l i c " s t reets 

• P r o m o t e h igher qual i ty , " c l e a n e r " uses in t he area genera l l y b e t w e e n 7 t h and 9 t h S t reets 

• Improve ent ry po in ts and connec t i ons to d o w n t o w n 

• Increase l ight indust r ia l oppo r tun i t i es 

• C rea te areas of m ixed uses t o sc reen and t rans i t ion to t h e heavy indust ry 

Crea te and e n h a n c e r e d e v e l o p m e n t oppor tun i t i es and par tnersh ips 

The Sou th D o w n t o w n N e i g h b o r h o o d Plan was cons ide red by City Counc i l on June 16, 2008 but was not 

a d o p t e d . 

The p lann ing process fo r t he G rea te r D o w n t o w n Plan reana lyzed the t w o prev ious p lann ing e f for ts and 

m a d e rev is ions as cond i t i ons have c h a n g e d , i nc luded areas tha t had not been cove red by e i ther of t hose 

p lans, and in tegra ted t h e m into a s ingle p lan fo r t he d o w n t o w n a rea . In add i t i on , t he G rea te r D o w n t o w n 

Plan i nco rpo ra tes e l e m e n t s of t he D o w n t o w n D e v e l o p m e n t Au tho r i t y ' s po ten t ia l pro jects in o r d e r to 
suppo r t t he D D A ' s D o w n t o w n Plan of D e v e l o p m e n t , as we l l as i nco rpora t ing e l e m e n t s of t he 

C o m p r e h e n s i v e Plan d iscussed be low . 

3. COMPREHENSIVE PLAN 

The G r a n d Junc t i on C o m p r e h e n s i v e Plan is based o n ex tens ive pub l ic input tha t ident i f ies w h a t k ind of 

c o m m u n i t y w e w a n t t o have and ident i f ies ways t o ach ieve our v i s ion . It char ts t he cou rse to he lp us 

b e c o m e t h e mos t l ivable c o m m u n i t y wes t of t h e Rock ies . It es tab l ishes a v is ion tha t focuses t h e 

c o m m u n i t y on w h a t it shou ld do to susta in t h e qua l i ty of l ife tha t all res idents des i re and expect . The 
Greater Downtown Plan 
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C o m p r e h e n s i v e Plan es tab l ishes the f o l l ow ing gu id ing pr inc ip les tha t wi l l shape g r o w t h , all of w h i c h app ly 

t o d e v e l o p m e n t of t he Grea te r D o w n t o w n a rea . 

A. Concentrated Centers - The Plan calls f o r t h r e e t ypes of cen te rs ; t he Ci ty Cen te r , V i l lage Cente rs and 

N e i g h b o r h o o d Cen te rs . 

B. Sustainable Growth Patterns - Fiscal susta inabi l i ty w h e r e w e g r o w ef f ic ient ly and cos t -e f fec t ive ly . 

Encourage infi l l and r e d e v e l o p m e n t . 

C. Housing Variety - A l l o w , encou rage m o r e var ie ty in hous ing t ypes tha t wi l l be t te r m e e t t h e needs of 

ou r d iverse popu la t i on . 

D. A Grand Green System of Connected Recreational Opportunities - Take advan tage of and t ie t o g e t h e r 

t h e excep t iona l o p e n space assets of G r a n d Junc t i on , inc lud ing the C o l o r a d o River, ou r exce l len t park 
s y s t e m , t ra i ls and ou r su r round ing o p e n spaces . 

E. Balanced Transportation - A c c o m m o d a t e all m o d e s of t r anspo r ta t i on inc lud ing air, t rans i t , f re ight , 

au to , b ike and pedes t r i an . 

F. A Regional Center - Preserve G r a n d Junc t ion as a p rov ide r of d iverse goods and serv ices and 

res ident ia l n e i g h b o r h o o d s . 

Spec i f ic pol ic ies w i th in t h e C o m p r e h e n s i v e Plan fu r the r suppor t t he concep ts of t he G rea te r D o w n t o w n 

Plan as ou t l i ned be low . 

Goal 4. Suppor t t he con t i nued d e v e l o p m e n t of t h e d o w n t o w n area of t he Ci ty Cen te r into a v ib ran t and 

g r o w i n g area w i t h jobs , hous ing and tour is t a t t rac t ions . 

Goal 5. To p rov ide a b roade r mix of hous ing t ypes in t he c o m m u n i t y to m e e t t he needs of a var ie ty of 

i n comes , fami l y t ypes and life s tages. 

Goal 6. Land use dec is ion wi l l encou rage p reserva t ion of ex is t ing bui ld ings and the i r app rop r i a te reuse. 

Goal 8. C rea te a t t rac t ive pub l ic spaces and e n h a n c e the v isual appea l of t he c o m m u n i t y t h r o u g h qual i ty 

d e v e l o p m e n t . 

Goal 9. Deve lop a we l l - ba l anced t ranspo r ta t i on sys tem tha t suppor ts a u t o m o b i l e , local t rans i t , 

pedes t r i an , b icyc le , air and f re ight m o v e m e n t wh i l e p ro tec t ing air, w a t e r and natura l resources . 

4. SITE ANALYSIS 

A. Downtown District 
The D o w n t o w n Distr ict e n c o m p a s s e s t h e or ig inal square mi le , t he a rea sou th of Nor th A v e n u e b e t w e e n 1 s t 

Street and H ighway 6 & 50 , a smal l t r iang le of p roper t ies nor th of G r a n d A v e n u e and w e s t of H ighway 6 & 

50 , and t h e area sou th of G r a n d A v e n u e b e t w e e n 1 s t St reet and t h e ra i l road t racks (see m a p o n f o l l ow ing 

page). 
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The D o w n t o w n Distr ict shou ld re ta in its ro le as the 

Ci ty 's cen te r and a reg ional des t i na t i on . W i t h a 

d ive rse mix of land uses, civic and pub l ic amen i t i es , 

art and cu l tura l fac i l i t ies, t he D o w n t o w n Distr ict 

o f fe rs a hub of act iv i ty tha t suppor t s and ref lects 

t h e reg ional demog raph i cs . Every e f for t shou ld be 

m a d e to keep and ma in ta in ex is t ing pub l ic 

amen i t i es and serv ices in t he D o w n t o w n Distr ict . 

These uses at t ract large n u m b e r s of res idents and 

v is i tors to d o w n t o w n w h i c h con t r i bu tes to its 

e c o n o m i c vi tal i ty. 

The D o w n t o w n Distr ict benef i ts f r o m a n u m b e r of 

charac ter is t ics tha t m a k e it app rop r i a te fo r d e v e l o p m e n t of reta i l , o f f i ce , res iden t ia l , ins t i tu t iona l and 

c o m m u n i t y uses as desc r ibed b e l o w . 

• O n average , u rban res idents spend a g rea te r pe rcen tage of househo ld i n c o m e on retai l 

expend i tu res , par t icu lar ly o n i tems such as appare l and f o o d away f r o m h o m e . This ind icates an 

oppo r tun i t y fo r add i t i ona l spec ia l ty retai l and en te r t a i nmen t space in t h e D o w n t o w n Distr ict . 

Hous ing w i th in t h e D o w n t o w n Distr ict has been and is e x p e c t e d to con t i nue to increase in dens i ty 

w i t h sma l le r househo lds c o m p r i s e d of y o u n g and o ld , and m o d e r a t e and l o w e r - i n c o m e res idents . 

H o w e v e r , w i th a g r o w i n g concen t ra t i on of m i d d l e - a g e d , m o d e r a t e - to h igh - i ncome househo lds in 

t h e City as a w h o l e , t he re is an oppo r tun i t y f o r t h e D o w n t o w n Distr ict to at t ract m o r e d iverse , 

h i ghe r - i ncome res iden t base. The en t i re ty of G r a n d Junc t ion (urban and fr inge) faces a g row ing 

shor tage of qual i ty a f fo rdab le hous ing fo r its very low- and m o d e r a t e - i n c o m e res idents , as we l l as 

w o r k i n g - w a g e fami l ies . This p lann ing p rocess e m p h a s i z e d the need fo r a set of s t ra tegies ta i l o red 

spec i f ica l ly to t h e hous ing cha l lenges p resen t w i th in the D o w n t o w n Distr ict . 

D o w n t o w n c o m m e r c i a l vacancy and renta l rates are app roach ing levels requ i red to suppor t n e w 

d e v e l o p m e n t a n d / o r r e d e v e l o p m e n t . H o w e v e r , " s e e d " m o n e y wi l l l ikely be necessary to leverage 

pr iva te i nves tmen t in pro jects tha t wi l l ca ta lyze re inves tmen t act iv i ty t h r o u g h o u t t he D o w n t o w n 

Distr ict . 

• A m o n g the h igher g row th e m p l o y m e n t sectors in M e s a Coun t y are serv ice indust r ies o f t en 

cons is t ing of smal l bus inesses. This represen ts an oppo r tun i t y f o r t h e D o w n t o w n Distr ict to 

d e v e l o p not on ly add i t i ona l l i ve /wo rk uni ts, but a lso to p r o m o t e the adap t i ve re-use of h is tor ica l ly 

s igni f icant bui ld ings and less t rad i t i ona l spaces inc lud ing f o r m e r chu rch fac i l i t ies. 

• Forecasts ind ica te tha t m o r e t h a n one mi l l i on square fee t of e m p l o y m e n t space (off ice), m o r e 
t h a n 1.6 mi l l i on square fee t of retai l space and near ly 1,100 res ident ia l uni ts cou ld be abso rbed in 

t h e marke t over t h e next t en years , f r o m w h i c h the D o w n t o w n Distr ict cou ld benef i t . The degree 

to w h i c h the D o w n t o w n Distr ict is ab le to cap tu re new d e m a n d w i th in the t r ade a rea and b e y o n d 

wi l l be a f unc t i on of t h e r e d e v e l o p m e n t p rocess itself. Redeve lop ing key catalyst areas as 

res iden t ia l , re ta i l , e m p l o y m e n t and c o m m u n i t y des t ina t ions wi l l necessar i ly increase its abi l i ty to 

cap tu re not on ly a g rea te r share of t r ade a rea d e m a n d , but a lso to reach b e y o n d t hose 

bounda r ies . 
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• The D o w n t o w n Distr ict is c o m p r i s e d of m a n y uses tha t resul t in a n u m b e r of d iverse 

n e i g h b o r h o o d s . W h i l e s o m e areas w i t h i n d o w n t o w n are c o m p r i s e d of one single use, such as 

res ident ia l o r b u s i n e s s / c o m m e r c i a l , t he re are many areas tha t inc lude a range of uses, such as 

a long G r a n d A v e n u e . In o rder to m o r e fu l ly unde rs tand spec i f ic issues fac ing the many , d iverse 

n e i g h b o r h o o d s w i th in d o w n t o w n , t he D o w n t o w n Distr ict was d iv ided into seven subareas : 

Cent ra l Bus iness Distr ict (CBD), Cent ra l Bus iness Distr ict Co re A r e a ( D o w n t o w n Core) , T rans i t i ona l , 

Res iden t ia l , No r th 1 s t St reet N e i g h b o r h o o d Cen te r ( N e i g h b o r h o o d Center ) , Exist ing C o m m e r c i a l , 

and t h e Nor th Seven th St reet His tor ic Res ident ia l Distr ict . 

Downtown Subareas : : Central Business District Core Central Business District North 1st SI Neighborhood Existing Commercial Residential Area Transitional Area 7th Slreet Historic 

Downtown District Subareas 

Central Business District (CBD). The CBD con ta ins p r imar i l y c o m m e r c i a l 

uses and is loca ted genera l l y sou th of Ou ray A v e n u e . The CBD also con ta ins 

a s igni f icant n u m b e r of pub l ic and civic fac i l i t ies. W h i l e m u c h of t he CBD is 

z o n e d to pe rm i t a w i d e range of uses, t h e r e are severa l n e w pro jects tha t 

have in tegra ted uses into one cohes ive pro ject . Pedes t r i an access ib i l i ty and 

amen i t i es , pub l ic fac i l i t ies, t ra f f ic pat te rns , bu i ld ing heights and c o m m e r c i a l 

d e v e l o p m e n t dens i t ies c o m b i n e to c rea te an u rban charac te r tha t at t racts 

local bus inesses, e m p l o y e e s , res idents and v is i tors to t he C B D . W i t h i n t he 

C B D , t he D o w n t o w n Core inc ludes the s t reets and d e v e l o p m e n t pa t te rns 

tha t mos t d e p e n d on and are de f i ned by t h e heav ies t pedes t r i an act iv i ty . 

Transitional Subarea. The Trans i t iona l areas of d o w n t o w n con ta in a mix of 

res iden t ia l , c o m m e r c i a l and ins t i tu t iona l uses. D e v e l o p m e n t dens i t ies and 

Main Street Character 
Greater Downtown Plan 
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bu i ld ing heights are not as e x t r e m e as in t h e CBD and res ident ia l uses, w h i c h inc ludes s ingle fam i l y h o m e s 

a d a p t e d to mu l t i fami ly uses, are p reva len t t h r o u g h o u t t h e Trans i t iona l areas. W i t h t h e excep t i on of t he 

ma in ar ter ia l G r a n d A v e n u e , t ra f f ic is less conges ted and park ing is ava i lab le , bo th on-s t ree t and in 

pub l ic ly - and p r i va te l y -owned sur face park ing lots. 

Exist ing h o m e o w n e r s in t he Trans i t iona l a reas , espec ia l l y a long G r a n d A v e n u e , exp ressed conce rn ove r t he 

rap id ly expand ing c o m m e r c i a l charac te r of t he a rea . Traf f ic conges t i on , park ing issues, veh ic le 

access ib i l i ty , l ight ing and s ignage w e r e each c i ted as an adverse impac t tha t ex ist ing s ingle fam i l y 

res ident ia l h o m e o w n e r s w e r e g rapp l ing w i t h as m o r e h o m e s are conve r t ed t o bus iness uses. 

New Infill Development Building on Right Residential Subarea Character 

Residential Subarea. A s igni f icant a m o u n t of t h e D o w n t o w n Co re con ta ins s ingle fam i l y res ident ia l uses. 

The large n u m b e r of o lder , h is tor ic s t ruc tures resul ts in a def in i t i ve a rch i tec tu ra l cha rac te r tha t local 

res idents w a n t p rese rved . The Nor th Seven th Street His tor ic Res ident ia l Distr ict con ta ins 34 h is tor ic 

h o m e s w i t h a high concen t ra t i on of ear ly T w e n t i e t h Cen tu ry a rch i tec tu ra l sty les and cons t ruc t i on 

m e t h o d s . The distr ic t covers f ive b locks of Nor th Seven th St reet and is t he mos t intact h is tor ica l 

res ident ia l a rea in G r a n d Junc t ion w i t h a var ie ty of Q u e e n A n n e , Co lon ia l Revival and M i s s i o n style h o m e s . 

A de ta i led analys is of ,and spec i f ic gu ide l ines and s tandards app l i cab le on ly to , p roper t ies w i th in the Nor th 

Seven th St reet His tor ic Res ident ia l Distr ict w e r e a d o p t e d in 2012 and thus , t h e Distr ict is no t fu r the r 

add ressed in t he G rea te r D o w n t o w n P lan . 

A l o n g t h e edges of t h e d o w n t o w n res ident ia l a reas , c o m m e r c i a l act iv i ty is enc roach ing on es tab l i shed 

s ing le- fami ly res ident ia l ne i ghbo rhoods . A l t h o u g h ex is t ing res idents exp ressed the i r sa t is fac t ion w i t h 

ex is t ing d e v e l o p m e n t and uses a long Nor th 1 s t St reet and Nor th A v e n u e , m a n y par t ic ipants exp ressed 
c o n c e r n over fu tu re expans ion and po ten t ia l rezon ing a long t hese edges and w a n t e d t o see t h e G rea te r 

D o w n t o w n Plan respect ex is t ing zone distr ic ts and d e v e l o p m e n t pat terns and proh ib i t any fu r the r 

rezon ing o r va r iances . 

North 1 s t Street Neighborhood Center. This suba rea of t he D o w n t o w n Distr ict is an ex tens ion of t h e 

N e i g h b o r h o o d Cen te r de f i ned a long the Nor th A v e n u e cor r idor . The in tent of t h e N e i g h b o r h o o d Cen te r is 

t o p rov ide fo r l im i ted e m p l o y m e n t , res ident ia l , o p e n space and l im i ted retai l uses tha t pr imar i l y p rov ide 

c o n v e n i e n c e to t h e i m m e d i a t e n e i g h b o r h o o d . W h i l e m u c h of t he a rea is a l ready d e v e l o p e d w i t h 

c o m m e r c i a l a rea , t h e r e is a n e e d to c rea te a be t te r t rans i t ion b e t w e e n the c o m m e r c i a l uses fac ing Nor th 

1 s t St reet and the s ide s t reets to t he res ident ia l areas o n t h e east s ide of Nor th 2 n d St reet . 
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Existing Commercial. This suba rea of t he D o w n t o w n Distr ict co r responds w i t h d e v e l o p e d c o m m e r c i a l 

co r r ido rs on t h e n o r t h / n o r t h w e s t and sou th s ides of t he Distr ict tha t have a d i f fe ren t charac te r t han the 

t y p e of uses tha t exist in t he o the r subareas . 

B. Rail District 

The Rail Distr ict is t h e a rea b o u n d e d by Sou th A v e n u e and the ra i l road t racks to t he no r th , R ivers ide 

Pa rkway and C - 1 / 2 Road a long the w e s t and sou th and 28 Road o n the east . The m a n - m a d e f r a m e w o r k of 

t h e a rea consis ts of t h e bui ld ings and in f ras t ruc tu re tha t a l ready exist , s o m e of w h i c h is very o l d , and 

s o m e of w h i c h was recent ly cons t ruc ted . The ra i l road t racks a long the no r the rn po r t i on of t h e Rail Distr ict 

as we l l as the s id ings tha t c o m e into the a rea are very impo r tan t cons ide ra t i ons . Severa l spurs con t i nue to 

be heavi ly used by the indust ry in t h e a rea , wh i l e o the rs have been a b a n d o n e d but m a y be ava i lab le fo r 

f u tu re use. The f o r m e r G r a n d Junc t ion Steel s i te, l oca ted in t he cen te r of t he Rail Distr ict h is tor ica l ly 

rece ived t h ree to f ou r rail cars per w e e k of raw mater ia l and f i n i shed p roduc ts w e r e t h e n t r ucked f r o m t h e 

s i te. Cast ings, Inc. hand les app rox ima te l y 480 ,000 pounds of mater ia ls and p roduc ts in con ta ine rs by rail 

each week . Thus , as in t h e past and as long as it con t inues t o be used as a m e a n s of t ranspor t , t h e ra i l road 

is a va luab le asset to th is area and to t he c o m m u n i t y as a w h o l e . 

Existing Sidings in the Rail District 
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The ex is t ing s t reet ne two rk in t he Rail Distr ict is i n c o m p l e t e . The p lan fo r t he area addresses h o w t h e 

ex is t ing s t reets shou ld be used and h o w n e w st reets shou ld be p l anned in t he eas te rn and w e s t e r n ends 

of t h e Rail Distr ict to con t i nue to p rov ide and e n h a n c e access fo r many m o d e s of t r anspo r ta t i on to , f r o m 

and t h rough t h e a rea . Present ly , 9 t h , 1 2 t h and 1 5 t h S t reets are t h e p r imary no r th -sou th s t reets ut i l ized by 

t h e heavy c o m m e r c i a l and indust r ia l uses in t he a rea . 7 t h St reet is genera l l y pe rce i ved by the c o m m u n i t y 

as t he " p u b l i c " access t o and f r o m the Rail Distr ict and po in ts sou th . Cer ta in ly , t he c o m p l e t i o n of t h e 

Rivers ide Pa rkway t h rough and a long t h e sou the rn edge of t h e Rail Distr ict has had a ma jo r impac t o n t h e 

a rea w i th a pos i t ive in f luence. 

Part of t h e ex is t ing cond i t i ons of t h e bui l t e n v i r o n m e n t is t h e pa t te rn of land o w n e r s h i p and use. In t he 

cent ra l part of t h e Rail Distr ict t he re are n u m e r o u s smal l parce ls . S o m e have been aggregated into large 

ho ld ings such as fo r t h e larger indust r ies in t h e a rea inc lud ing t h e f o r m e r G r a n d Junc t ion Steel s i te, 

W h i t e w a t e r Bu i ld ing Ma te r i a l s Cast ings, Inc. and M u n r o e P u m p . The ra i l road has large landho ld ings in t h e 

a rea as do var ious pub l ic ent i t ies . C i t y - o w n e d p roper t ies pr imar i l y inc lude remnan t parce ls tha t w e r e 

acqu i red fo r cons t ruc t i on of t he Parkway . M e s a Coun t y recent ly d i sposed of severa l smal l parce ls and t h e 
State of C o l o r a d o has the D e p a r t m e n t of T ranspor ta t i on c o m p l e x o n t h e east s ide of 9 t h St reet and D 

R o a d . To the east , t he parcels are larger but s o m e are not con f igu red very conduc i ve t o d e v e l o p m e n t . 

The re are also stil l r emnan ts of t h e ear ly days of th is a rea . The re are s o m e rema in ing pocke ts of o c c u p i e d 

s ingle fam i l y res ident ia l h o m e s . 

The re are also a f e w iso la ted c o m m e r c i a l s t ruc tures w i t h 

h is tor ic s ign i f icance, mos t no tab ly t h e o n e p ic tu red b e l o w 

w h i c h is a r emnan t of a sugar bee t fac to ry comp lex . The 

bu i ld ing was prev ious ly mos t v is ib le f r o m the r iver f ront t ra i l 

and O rcha rd M e s a but it is n o w very v is ib le f r o m t h e Rivers ide 

Parkway . A s th is a rea b e c o m e s m o r e fami l ia r to peop le 

pass ing t h r o u g h o n the t rai l and o n the Parkway , perhaps 

s o m e of t he bui ld ings l ike th is one can b e c o m e a m o r e 

in tegra l par t of r e d e v e l o p m e n t . 
Existing Single Family Residence 

It is es t ima ted tha t t he re is a d a y t i m e popu la t i on of ove r 1,000 e m p l o y e e s in t he Rail Distr ict tha t have 

very l i t t le ava i lab le in t h e w a y of goods , serv ices, res taurants and o the r c o m m e r c i a l uses in c lose 
prox imi ty . The re appears to be a n e e d and a des i re to p r o m o t e and deve lop uses tha t cou ld not on ly 

serv ice the day t ime w o r k i n g popu la t i on but a lso suppo r t t h e rec rea t iona l and park users in even ings and 

o n w e e k e n d s . 

Remnant Building from Sugar Beet Factory Existing Business on South f h Street 
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The re are su r round ing in f luences tha t impac t t he Rail Distr ict such as t h e p rox im i ty of t he a rea to t he 

D o w n t o w n Distr ict . This p lan cons ide rs the ma in en t rances and connec t i ons to t he o the r Distr icts w i th in 

t h e G rea te r D o w n t o w n area and h o w they can be i m p r o v e d as we l l as d e t e r m i n e if or w h e r e t he re are 

barr iers such as t h e ra i l road c ross ing and h o w those can be mi t iga ted . 

A n inven to ry of ex is t ing land uses w i th in the Rail Distr ict was c o m p l e t e d as part of t he p lann ing process , 

ident i fy ing pa t te rns of d e v e l o p m e n t and arch i tec tu ra l charac te r . Exist ing land use in t he m o r e d e v e l o p e d 

cent ra l area of t he Rail Distr ict is and has h is tor ica l ly been pr imar i l y heavy c o m m e r c i a l and indust r ia l w i t h 

r e m n a n t pocke ts of res ident ia l . The area b e t w e e n 5 t h St reet and 9 t h St reet is cha rac te r i zed by sma l le r 

parce ls w i th o lde r s t ruc tures . A f e w bus inesses have aggregated parce ls into larger parce ls w h i c h are 

m o r e conduc i ve to fu tu re i m p r o v e m e n t a n d / o r r e d e v e l o p m e n t . This area presents t he best oppor tun i t i es 

w i t h i n t h e Rail Distr ict fo r r e d e v e l o p m e n t tha t cou ld be a c c o m p l i s h e d t h rough c rea t ive incent ives and 

par tnersh ips . 

The heavy indust r ies are pr imar i l y l oca ted b e t w e e n 9 t h and 1 5 t h S t reets , c lus te red a r o u n d t h e ex is t ing 

ra i l road spurs o n larger parce ls . S ince t h e rail and its users a re va luab le assets to t he area and t h e 

c o m m u n i t y as a w h o l e , t he co re of th is a rea is un l ike ly t o change . Howeve r , t he re appears to be s o m e 

oppo r tun i t y and c o m m u n i t y suppor t to c rea te t rans i t iona l areas of va r ied land uses in a t ie r su r round ing 

t h e co re indust r ia l a rea . These t rans i t iona l areas can be used t o c rea te compat ib i l i t y b e t w e e n ad jacent 

uses such as t h e park and the heavy indust r ia l as we l l as he lp v isual ly sc reen t h e industr ia l a reas . 

Existing Heavy Industrial Uses 

O n t h e eas te rn s ide of t h e Rail Distr ict , m u c h of t h e p roper t y is he ld in larger o w n e r s h i p s and is vacan t or 

underu t i l i zed . The re is a lso a smal l pocke t of ex is t ing res ident ia l use a long 2 7 - 1 / 2 Road just sou th of t he 

Rivers ide Pa rkway but w h i c h have been z o n e d fo r f u tu re c o m m e r c i a l / i n d u s t r i a l uses fo r m a n y years . 

M u c h of t he eas te rn area presents t he greates t oppo r tun i t y f o r increas ing heavy c o m m e r c i a l and 

indust r ia l use w i th in the Rail Distr ict and the G rea te r D o w n t o w n area as a w h o l e . 

C. River District 
The River Distr ict is loca ted o n e i ther s ide of t h e con f l uence of t he G u n n i s o n and C o l o r a d o Rivers, rough ly 

b e t w e e n the Rivers ide n e i g h b o r h o o d t o t h e no r thwes t t o 28 Road o n t h e east and t h e Rivers ide Pa rkway 

t o t h e C o l o r a d o River. A t th is "g rand j u n c t i o n " , t he area t r a n s f o r m e d f r o m an agr icu l tura l based 

c o m m u n i t y into the c o m m e r c i a l and indust r ia l a rea it is t oday . Ove r t ime , t he area has been used t o s to re 

mi l l ta i l ings a long t h e r iver, p rocess sugar beets in t h e h is tor ic beet pack ing comp lex , and m o r e recent ly 

t h e c o m m u n i t y has red i scove red its natura l va lue fo r g reen space , t rai ls and pub l ic uses such as the 
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Botan ic G a r d e n s . The major i ty of t he p roper t y in t he River Distr ict is publ ic ly o w n e d inc lud ing the Las 

Co lon ias Park s i te, t h e Botan ic G a r d e n s p roper ty , t he Jarvis p roper ty , s o m e remnan ts of land tha t w e r e 

acqu i red fo r cons t ruc t i on of t h e Pa rkway and State Parks p roper t ies on t h e east end of t h e Distr ict . 

The re is an ex is t ing t ra i l t h rough the area tha t mus t be recogn ized as the a rea deve lops and redeve lops . 

The p lan cons iders tha t t h e t ra i l wi l l even tua l l y be ex tended to t he east a long the r iver and tha t i m p r o v e d 

pub l ic access to t h e t ra i l sys tem t h r o u g h o u t t he area is a necess i ty . 

Loca ted w i t h i n wa l k ing d is tance f r o m the o the r d o w n t o w n areas, t h e River 

Distr ict o f fers bo th easy access to rec rea t iona l amen i t i es a long the r iver, as 

we l l as conven ien t access to shopp ing and bus inesses in t he ad jacent Cent ra l 

Bus iness Distr ict . It a lso func t ions as a ga teway into d o w n t o w n f r o m H ighway 

50 . Its locat ion and con tex t es tab l ishes it as o n e of t he mos t impo r tan t 

p laces in t he City. 

The River Distr ict is a cr i t ical a rea of t he c o m m u n i t y . It v i r tual ly is THE G r a n d 

Junc t i on . The C o l o r a d o River has a big in f luence on the a rea w h i c h p resents 

bo th const ra in ts and oppor tun i t i es . The f l oodp la in assoc ia ted w i t h the 

C o l o r a d o River has been a l te red by cons t ruc t i on of a levee tha t p ro tec ts a 

large part of t he River Distr ict f r o m f l ood i nunda t i on but t h e r e are s o m e 

areas tha t a re sti l l impac ted by po ten t ia l f l ood ing of t he C o l o r a d o River. 

Botanical Gardens 

O n t h e o the r h a n d , t h e C o l o r a d o River does p resen t exce l len t oppo r tun i t i es to ma in ta in and e n h a n c e 

amen i t i es tha t have a l ready been p laced a long the C o l o r a d o River inc lud ing t h e Botan ic G a r d e n s , t h e 

r iver f ront t ra i l s ys tem, the O ld M i l l pedes t r i an br idge and the c o m m u n i t y i nves tmen t of t h e Rivers ide 

Pa rkway 

The p rox im i ty of t h e a rea to O rcha rd M e s a in f luences the p lan bo th physica l ly and v isual ly . The re are a lso 

rec rea t ion and o p e n space uses w i th in and nearby - Eagle Rim Park on Orcha rd M e s a and t h e Botan ic 

G a r d e n s a long t h e C o l o r a d o River. The Grea te r D o w n t o w n Plan addresses h o w these spaces shou ld be 

c o n n e c t e d , e n h a n c e d and in tegra ted into r e d e v e l o p m e n t of t h e a rea . 

Greater Downtown Plan 
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The t o p o g r a p h y of t he si te is a lso an impo r tan t 

cons ide ra t i on . W h i l e t he River Distr ict area itself 

is f lat , it is s igni f icant ly l ower t h a n Orcha rd M e s a 

t o t h e sou th . This makes it a very v is ib le a rea as 

we l l as p resen ts s o m e un ique oppo r tun i t i es fo r 

v iews and v istas. 

In add i t i on , t h e p lan cons iders t h e p lann ing 

e f for ts tha t have been c o m p l e t e d fo r areas w i th in 

t h e River Distr ict inc lud ing the Botan ica l G a r d e n s , 

Las Co lon ias Park and the C i t y - o w n e d Jarvis 

p roper ty . The Grea te r D o w n t o w n Plan in tegrates 

w i t h the ad jacen t uses t o t he east tha t w e r e 

inc luded in t h e Pear Park N e i g h b o r h o o d P lan . Views of the River District from Eagle Rim Park 

Severa l des ign concep ts have been d e v e l o p e d fo r t he Las Co lon ias Park si te w h i c h lies sou th of t h e 

Rivers ide Pa rkway (Parkway) f r o m 9 t h St reet to 2 7 - 1 / 2 Road . A t ra i l has been cons t ruc ted t h r o u g h t h e 

p rope r t y and n o w tha t t h e Pa rkway has been in use, t he re is r e n e w e d in terest in deve lop ing a m o r e 

spec i f ic p lan . S o m e amen i t i es be ing cons ide red are park ing , r es t rooms , she l te rs , p lay a rea , o p e n space , 

e x p a n d e d w a l k / b i k e t ra i ls , o p e n space fo r fest iva ls , mus ic , and educa t i ona l p resen ta t ions , va r ious 

w e t l a n d s and a rbor educa t i on oppor tun i t i es , a kayak park, t ree wa lk and a disc golf cou rse . 

The Jarvis p roper t y was h is tor ica l ly used as a 

sa lvage yard unt i l pu rchased and c l eaned up by 

t h e City in t he late 1980s. S ince t h e n , t he 

p rope r t y has been vacan t w i t h t h e excep t i on of 

t h e recent t ra i l cons t ruc t i on t h rough the s i te. 

O t h e r uses on the w e s t end of t he River Distr ict 

are indust r ia l a long t h e sou th s ide of t h e ra i l road 

t racks . A m ixed use concep tua l p lan has been 

d e v e l o p e d fo r t he Jarvis p roper t y w h i c h was 

cons ide red t h r o u g h t h e d e v e l o p m e n t of t he 

G r e a t e r D o w n t o w n P lan . 

Views of the Rail and River District from Eagle Rim Park 

The re are areas of low dens i ty res ident ia l uses a long the sou th s ide of C - 1 / 2 Road just w e s t of 28 Road . 

These uses are i n tended to r e m a i n , a long w i t h fu tu re d e v e l o p m e n t of t he r iver f ront t ra i l sys tem f r o m 27¬

1/2 Road to 28 Road . The C o l o r a d o State Parks has acqu i red severa l p roper t ies in th is a rea in an t i c ipa t ion 

of con t i nued trai l d e v e l o p m e n t . 

5. GREATER DOWNTOWN GOALS AND POLICIES 

City staff he ld a ser ies of mee t ings w i t h p roper t y o w n e r s , inc lud ing e lec ted City of f ic ia ls , rep resen ta t i ves 

of large indust r ies , e c o n o m i c r e d e v e l o p m e n t in terests and o w n e r s of smal l bus inesses and p roper t ies . 

The mee t ings w e r e c o n d u c t e d as in fo rma l b ra ins to rm ing sess ions in o rde r to de f ine m o r e speci f ic issues, 
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cons t ra in ts and oppor tun i t i es and con t i nue to d iscuss the c o m m u n i t y ' s v is ion fo r t h e G rea te r D o w n t o w n 

a rea . A m o r e de ta i led ou t l i ned of t he pub l ic p lann ing p rocess is inc luded as A p p e n d i x E. 

In add i t i on t o t hese mee t ings , t w o pub l ic o p e n houses w e r e he ld ( D e c e m b e r 2011 and Feb rua ry 2012) and 

ques t i onna i res and i n fo rma t i on w e r e ava i lab le on the Ci ty 's w e b si te f o r severa l w e e k s to invi te s imi lar 

input f r o m o the r p roper t y o w n e r s , t enan ts and c i t izens at large. Par t ic ipants w e r e asked to eva lua te 

var ious des ign and p lann ing concep ts to d e t e r m i n e w h i c h of t hese are mos t impor tan t to t he c o m m u n i t y 

and shou ld be add ressed in g rea te r deta i l in t h e P lan . The concep ts add ressed fou r ma jo r top ics re la t ive 

t o an a rea p lan : land use, c i rcu la t ion , e c o n o m i c ( re )deve lopmen t and v isual charac te r . The resul ts of t he 

eva lua t ions and c o m m e n t s ga the red o n the concep ts w e r e t abu la ted as inc luded in A p p e n d i x E. The 

resul ts , a long w i t h p rev ious i n fo rma t ion fo r t h e C B D , s h o w s t rong c o m m u n i t y suppor t fo r ideas tha t are 

t rans la ted to t he goals and po l ic ies l is ted b e l o w fo r t he G rea te r D o w n t o w n P lan . 

A. Area-Wide Goals and Policies 

Goal 1: Enhance t h e t ranspo r ta t i on sys tem to a c c o m m o d a t e a u t o m o b i l e s , b ikes and pedes t r ians , and 

p rov ide a d e q u a t e , conven ien t park ing . 

Policy 1a: St reet des ign wi l l a c c o m m o d a t e t rave l lanes, park ing , b ike lanes, med ians , s idewa lks , 

and s t ree t t rees , app rop r i a te to and c o m p l e m e n t a r y of t h e ad jacent land use. 

Policy 1b: St reet des ign wi l l ach ieve a ba lance b e t w e e n t rave l mob i l i t y , land use access and 

l ivabi l i ty and i m p r o v e connec t i ons to t he G rea te r D o w n t o w n area and t h e connec t i ons b e t w e e n 

subd is t r ic ts . 

Policy 1c: Emphas i ze "wa lkab i l i t y " of t he d o w n t o w n area t h rough s t reet des ign tha t is pedes t r i an 

f r iend ly to p rov ide a f o u n d a t i o n fo r a safe, act ive and l ivable a rea , inc lud ing s idewa lks , 

access ib i l i ty i m p r o v e m e n t s , b icyc le fac i l i t ies, o f f -s t ree t t ra i l connec t i ons and safe cross ings, w h e r e 

app rop r i a te . 

Goal 2: Establ ish and imp rove ent ry po in ts into the G rea te r D o w n t o w n area (refer to t h e W a y f i n d i n g and 

Signage M a p on page 31). 

Policy 2a: St reet and s t ree tscape des ign wi l l i nc lude s ignage, landscap ing and o the r des ign 

e l e m e n t s t o de l i nea te app rop r i a te en t ry po in ts into G rea te r D o w n t o w n . 

Goal 3: P r o m o t e d o w n t o w n l iv ing by p rov id ing a w i d e range of hous ing oppo r tun i t i es , p r imar i l y in t he 

D o w n t o w n Distr ict . 

Policy 3a: Suppor t a reg ional hous ing s t ra tegy w i th an e m p h a s i s on inf i l l , d o w n t o w n hous ing . 

Policy 3b: P r o m o t e d e v e l o p m e n t pat terns and regu la t ions tha t a c c o m m o d a t e ver t ica l m i x e d - u s e 

d e v e l o p m e n t , p r imar i l y in t he Cent ra l Bus iness Distr ict . 

Goal 4: Rede f ine the land use a long key cor r ido rs to p rov ide a mix tha t wi l l o f fer t he mos t oppor tun i t i es 

f o r r e d e v e l o p m e n t and rev i ta l i za t ion . 
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Policy 4a: Def ine subareas and co r r ido r areas fo r g roup ings of land uses tha t are c o m p l i m e n t a r y 

to t h e rest of t he G rea te r D o w n t o w n a rea . 

Policy 4b: M i x e d uses, inc lud ing res iden t ia l , wi l l be e n c o u r a g e d in app rop r i a te subareas 

and cor r ido rs . 

B. Downtown District Goals and Policies 

Goal 1: M a i n t a i n and e n h a n c e the e c o n o m i c , cu l tura l and socia l v i ta l i ty of t he D o w n t o w n Distr ict . 

Policy 1a: Def ine subareas and co r r ido r areas fo r g roup ings of land uses tha t are c o m p l i m e n t a r y 

to t h e rest of t he G rea te r D o w n t o w n a rea . 

Policy 1b: Imp lemen t infi l l and r e d e v e l o p m e n t po l ic ies tha t suppor t d o w n t o w n . 

Policy 1c: Encourage a w i d e mix of uses, o f fe r ing retai l and c o m m e r c i a l serv ices at g r o u n d level 

and bus iness /o f f i ce / res iden t i a l o n uppe r f loors in all but res ident ia l a reas. 

Policy 1d: M a i n t a i n and expand pub l ic amen i t i es and serv ices in t h e D o w n t o w n Distr ict . 

Policy 1e: Enhance and p reserve W h i t m a n and E m e r s o n Parks to in tegrate the space into t h e 

d o w n t o w n fabr ic and encou rage use by t h e c o m m u n i t y . 

Policy 1f: The City w i t h ass is tance f r o m t h e D o w n t o w n D e v e l o p m e n t Au tho r i t y wi l l exp lo re t h e 
a l te rna t i ve s t reet con f igura t ion to re loca te t h e o n e - w a y coup le t of s t reets tha t are cur ren t ly U te 

and Pi tk in A v e n u e s to ut i l ize Pi tk in and Sou th A v e n u e s fo r th is pu rpose . 

Policy 1g: S tudy a l te rnat ives The s tudy of t h e one w a y coup le t wi l l i nc lude an analysis of 

a l te rnat ives fo r 4 t h and 5 t h S t reets inc lud ing re tu rn ing t hese s t reets to t he 2 -way gr id sys tem 

b e t w e e n Ute A v e n u e and Nor th A v e n u e . 

Policy 1h: W i t h i n t h e C B D , e n c o u r a g e sha red park ing , d i scourage s ing le-use, sur face park ing 

a n d M i n i m i z e sur face park ing in t h e CBD and deve lop n e w m e a n s of pay ing fo r sha red park ing (e.g. 
d e v e l o p a fee in l ieu of requ i red on-s i te park ing tha t wi l l be used t o f und sha red park ing 

s t ruc tures) . 

Goal 2: Requ i re dens i t y / i n tens i t y in t he D o w n t o w n Distr ict as p resc r ibed by t h e C o m p r e h e n s i v e P lan , 

p r imar i l y w i th in t h e Cent ra l Bus iness Dis t r ic t . 

Policy 2a: S t reng then means of i m p l e m e n t a t i o n tha t p r o m o t e ver t ica l ly m i xed -use s t ruc tures , 

p r imar i l y w i th in t h e C B D . 

Policy 2b: Requ i re m i n i m u m s in height and dens i t y / i n tens i t y f o r n e w d e v e l o p m e n t in t he C B D . 

Policy 2c: Requ i re m in ima l o r no bu i ld ing se tbacks w i th in t h e D o w n t o w n Core t o max im i ze si te 

in tens i t y /dens i t y . 

Goal 3: Deve lop a pedes t r i an -o r i en ted , wa l kab le D o w n t o w n Core . 

Policy 3a: P roh ib i t uses o n g r o u n d level tha t do not suppo r t pedes t r ian act iv i ty. 
Greater Downtown Plan 

Page 16 



Policy 3b: Requ i re bu i ld ing fagade deta i ls tha t ac t iva te t h e g r o u n d f loor , par t icu lar ly on co rne r 

bui ld ings to ac t iva te no r th -sou th s t reets . 

Policy 3c: W i t h i n t he C B D , e n c o u r a g e sha red park ing and d iscourage s ingle use, sur face park ing . 

Goal 4: Stabi l ize and e n h a n c e t h e Res ident ia l Subareas . 

Policy 4a: D iscourage fu r the r e n c r o a c h m e n t of non- res iden t ia l uses into the es tab l i shed 

res ident ia l n e i g h b o r h o o d s . 

Policy 4b: Establ ish des ign s tandards t o address conse rva t i on and e n h a n c e m e n t of t he res ident ia l 

d e v e l o p m e n t pat terns and s t ree tscape . 

Policy 4c: Establ ish des ign s tandards fo r t he Trans i t iona l Subareas to e m p h a s i z e use and 

d e v e l o p m e n t compat ib i l i t y w i t h ad jacent res ident ia l areas. 

Policy 4d: P r o m o t e t h e es tab l i shmen t of n e i g h b o r h o o d w a t c h and n e i g h b o r h o o d o rgan iza t ions . 

Goal 5: Recogn ize and p r o m o t e oppo r tun i t i es to bu i ld s u b a r e a s / n e i g h b o r h o o d s , each w i t h a un ique 

ident i ty . 

Policy 5a: Deve lop a set of gu ide l ines w i t h i n each suba rea to address bu i ld ing and fagade des ign , 

s t ree tscape , l andscape and o the r e l e m e n t s of site d e v e l o p m e n t . 

Goal 6: Jump-s ta r t t he rev i ta l iza t ion and re inves tmen t in t h e D o w n t o w n Distr ict w i t h st rategic cata lyst 

pro jects . 

Policy 6a: P lan and budge t f o r s t ra teg ic p rope r t y acqu is i t ion fo r f u tu re d e v e l o p m e n t . 

Policy 6b: Identi fy locat ions fo r and p r o m o t e concep ts of cata lyst pro jec ts , inc lud ing pub l ic 

b u i l d i n g / h o u s i n g / m i x e d use, l i ve /wo rk uni ts, m ixed -use re ta i l / res iden t ia l and m ixed -use 

re ta i l /o f f i ce . 

C. Rail District Goals and Policies 

Goal 1: P reserve t h e oppo r tun i t y fo r heavy indust ry and rail serv ice tha t suppor ts it. 

Policy 1a: The City wi l l ma in ta in indust r ia l zon ing in t hose areas se rved by rail l ines and s id ings. 

Goal 2: Recogn ize d is t inc t ion b e t w e e n " i ndus t r i a l " s t reets such as 9 t h and 1 2 t h S t reets and " p u b l i c " s t reets 

7 t h St reet and Rivers ide Parkway . 

Policy 2a: Deve lop s t reet sec t ions tha t ref lect t he d i f fe rences in d e v e l o p m e n t pa t te rns a long and 

t h e use of t he st reet . 

Policy 2b: D iscourage indust r ia l and c o m m e r c i a l t ra f f ic f r o m us ing C - 1 / 2 Road and d i rec t th is 

t ra f f ic to t rave l no r th and east us ing the Rivers ide Parkway. In as m u c h as poss ib le , encou rage 
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t ra f f ic gene ra ted f r o m the eas te rn a rea of t he Rail Distr ict to t rave l no r th and t h e n east ra ther 

t h a n d i rec t ly east t h rough the low dens i ty res ident ia l areas. 

Goal 3: P r o m o t e h igher qual i ty , c u s t o m e r and pedes t r ian f r i end ly d e v e l o p m e n t a long 7 t h St reet and 

Rivers ide Parkway . 

Policy 3a: Imp lemen t des ign gu ide l ines and s tandards a long cor r idors tha t wi l l resul t in si te and 

bu i ld ing des ign i m p r o v e m e n t s a long the cor r idors . 

Goal 4: Re-es tab l ish and i m p r o v e a s t reet gr id in t h e Rail Distr ict . 

Policy 5a: The City wi l l i m p l e m e n t t h e G r a n d Va l ley C i rcu la t ion Plan in t he Rail Distr ict , inc lud ing 

cons t ruc t i on of new st reets as d e v e l o p m e n t occurs in t he Industr ial and Commerc ia l / I ndus t r i a l 

a reas. 

D. River District Goals and Policies 

Goal 1: C r e a t e / m a i n t a i n / e n h a n c e a g reen wa te r f r on t 

Policy 1a: Take advan tage of and c reate oppor tun i t i es and par tnersh ips to e n h a n c e the r iver f ront 

t ra i l s ys tem. 

Policy 1b: Take advan tage of and c rea te oppo r tun i t i es and par tnersh ips t o deve lop Las Co lon ias 

Park and o p e n space areas w i t h i n t h e Jarvis p roper ty . 

Goal 2: C rea te reta i l , genera l c o m m e r c i a l and m ixed use oppor tun i t i es tha t c o m p l e m e n t t he uses a long 

t h e r iver f ront . 

Policy 2a: Ut i l ize zon ing , over lay distr ic ts and incent ives fo r d e v e l o p m e n t and r e d e v e l o p m e n t of 

c o m p l i m e n t a r y uses. 

Goal 3: C r e a t e / e n h a n c e r e d e v e l o p m e n t oppo r tun i t i es and par tnersh ips 

Policy 3a: The City wi l l w o r k w i t h t h e D o w n t o w n D e v e l o p m e n t Au tho r i t y to expand its 

bounda r ies . 

Policy 3b: The City wi l l cons ide r i m p l e m e n t a t i o n of incent ive s t rategies fo r r e d e v e l o p m e n t . 

Policy 3c: The Ci ty wi l l cons ide r r e d e v e l o p m e n t oppor tun i t i es fo r t h e Jarvis p roper t y inc lud ing t h e 

po ten t ia l f o r pub l i c -p r i va te par tnersh ips . 

6. IMPLEMENTATION STRATEGIES 

The City has a var ie ty of too ls ava i lab le t h r o u g h w h i c h t h e s e goals can be i m p l e m e n t e d so tha t t h e v is ion 
fo r G rea te r D o w n t o w n can mater ia l i ze and even tua l l y be rea l i zed . This P lan represen ts t h e f irst phase of 

i m p l e m e n t a t i o n and inc ludes t h e basic i m p l e m e n t a t i o n s t ra teg ies of des igna t ing Future Land Use 

des igna t ions , zon ing p roper t ies accord ing ly as n e e d e d , a m e n d i n g d e v e l o p m e n t s tandards of t h e zon ing 
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dist r ic ts t h rough a zon ing over lay and es tab l ish ing goals and pol ic ies fo r f u tu re phases of p lan 

i m p l e m e n t a t i o n such as e c o n o m i c ( re )deve lopmen t s t ra teg ies. 

A. Downtown District Future Land Use and Zoning 

Future Land Use. The D o w n t o w n Distr ict is f o r m u l a t e d a r o u n d seven genera l land use des igna t ions : 

C o m m e r c i a l , D o w n t o w n M i x e d Use , N e i g h b o r h o o d Cen te r M i x e d Use , U rban Res ident ia l M i x e d Use , 

Res ident ia l M e d i u m High Densi ty , Res ident ia l M e d i u m Dens i ty and Parks and O p e n Space . These 

des igna t ions c o r r e s p o n d w i th t hose es tab l i shed in t he C i t y -Coun ty C o m p r e h e n s i v e Plan and are i l lus t ra ted 

o n t h e m a p b e l o w . A m o r e de ta i led descr ip t ion of t h e land use des igna t ions may be f o u n d in t he 

C o m p r e h e n s i v e P lan . The B l e n d e d Land Use M a p tha t is i nc luded in t he C o m p r e h e n s i v e Plan and a l lows 

fo r increases in res ident ia l dens i ty in c o m p a t i b l e areas does not app ly to p roper t ies w i th in t h e D o w n t o w n 

Distr ict . This is due to t h e s t rong pub l ic sen t imen t in t he D o w n t o w n Distr ict res ident ia l n e i g h b o r h o o d s 

tha t t he ex is t ing h is tor ic charac te r of t h e s ingle fami l y d e v e l o p m e n t be p ro tec ted . 

Downtown District Future Land Use Plan 

Zoning. P r o p o s e d zon ing w i t h i n the D o w n t o w n Distr ict is s h o w n on the m a p on t h e f o l l ow ing page and 

inc ludes t h e f o l l ow ing zone d is t r ic ts : Res ident ia l 8 units per acre (R-8), Res ident ia l 24 uni ts per acre (R-

24), Res ident ia l Of f i ce (R-O), N e i g h b o r h o o d Business (B-1), D o w n t o w n Business (B-2), Light C o m m e r c i a l (C-
1) , G e n e r a l C o m m e r c i a l (C-2), and C o m m u n i t y Serv ices and Rec rea t ion (CSR). Genera l l y , t he zon ing is 
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p r o p o s e d to rema in the s a m e as cur ren t ly exists. A m o r e de ta i led descr ip t ion of t he zone distr ic ts w i th in 

t h e D o w n t o w n Distr ict may be f o u n d in t h e Zon ing and D e v e l o p m e n t C o d e . 

B. Rail District Future Land Use and Zoning 

Future Land Use. The Rail Distr ict is s h o w n on the m a p o n t h e f o l l ow ing page and is f o r m u l a t e d a r o u n d 

f ive genera l land use des igna t ions : Bus iness Park M i x e d Use , C o m m e r c i a l , C o m m e r c i a l Industr ia l , 

Industr ial and Parks and O p e n Space . These des igna t ions c o r r e s p o n d w i th t hose es tab l i shed in t he Ci ty-

Coun t y C o m p r e h e n s i v e P lan . A m o r e de ta i led desc r ip t i on of t h e land use des igna t ions m a y be f o u n d in 

t h e C o m p r e h e n s i v e P lan . 
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Greater Downtown Future Land Use Categories 

• ^ ^ ^ ^ Neighbor heed Center (NCMU) Comm er cie I {COM} Residential Med High : RMH ) C o ns Ef vetion {C ON) 

Downtown Mixed U S E HQ Industrie 111 hi D) | Residential High Mixed U S E or Resid. Med High | ^ ^ | Urban Residential Mixed U S E ; U R MU > 

BusinEss Par /Mixed U S E Z ommeTdal Industrial {CI} Park {PK} 

Rail District Future Land Use Plan 

Zoning. P r o p o s e d zon ing w i t h i n the Rail Distr ict is s h o w n o n the m a p b e l o w and inc ludes t h e Light 

C o m m e r c i a l (C-1), G e n e r a l C o m m e r c i a l (C-2), C o m m u n i t y Serv ices and Recrea t ion (CSR), Bus iness Park 

M i x e d Use (BP), Indust r ia l /Of f ice Park (I-O), Light Industr ia l , and G e n e r a l Industr ial (I-2) zone dist r ic ts. The 

major i ty of t h e zon ing is p r o p o s e d to rema in t h e s a m e as cur ren t ly exists. A m o r e de ta i led desc r ip t i on of 

t h e zone dist r ic ts w i th in the Rail Distr ict m a y be f o u n d in t h e Zon ing and D e v e l o p m e n t C o d e . 

Greater Downtown Zoning Categories 

P r e s s e d Zoning Changes B-2 iDowntown BusinEssJ c _ 1 {Light CommacialJ I-O {Industrial Office Fsix) I-2 

. R-O fR€3d=ntiBl Office) BPfBusniess ParK) ; •: | l-H Light Indusliali OSR lOamrnunity S a v i n s 1, Rsc) 

Rail District Zoning Map 

C. River District Future Land Use and Zoning 

Future Land Use. The River Distr ict as s h o w n o n the m a p o n the f o l l o w i n g page is f o r m u l a t e d a r o u n d six 

genera l land use des igna t ions : C o m m e r c i a l , C o m m e r c i a l Industr ia l , Parks and O p e n Space , Conse rva t i on , 

Estate and Business Park M i x e d Use . These des igna t ions c o r r e s p o n d w i t h t hose es tab l i shed in t he Ci ty-

Coun t y C o m p r e h e n s i v e P lan . A m o r e de ta i led desc r ip t i on of t h e land use des igna t ions m a y be f o u n d in 

t h e C o m p r e h e n s i v e P lan . 
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Zoning. P r o p o s e d zon ing w i t h i n the River Distr ict is s h o w n o n t h e m a p on t h e b e l o w and inc ludes t h e 

f o l l ow ing zone d is t r ic ts : Light C o m m e r c i a l (C-1), G e n e r a l C o m m e r c i a l (C-2), C o m m u n i t y Serv ices and 

Recrea t ion (CSR), Bus iness Park M i x e d Use (BP), Indust r ia l /Of f ice Park (I-O), and Light Industr ial The 

major i ty of t h e zon ing is p r o p o s e d to rema in t h e s a m e as cur ren t ly exists. A m o r e de ta i led desc r ip t i on of 

t h e zone dist r ic ts w i th in the River Distr ict m a y be f o u n d in t h e Zon ing and D e v e l o p m e n t C o d e . 

River District Zoning Map 
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D. Development Standards 

The c o m m u n i t y des i res to i m p r o v e t h e v isual charac te r of t h e G rea te r D o w n t o w n areas tha t are mos t 

v is ib le a long ma jo r pub l ic co r r ido rs or f r o m t h e ma jo r pub l ic spaces . Consequen t l y , t he Plan p r o m o t e s a 

h igher qual i ty bui l t e n v i r o n m e n t t h rough i m p r o v e d arch i tec tu ra l charac te r , r educed v isual c lu t te r and 

e n h a n c e d s t ree tscape . These e l e m e n t s are add ressed t h rough the G rea te r D o w n t o w n Zon ing Over lay 

de ta i l ed in a c o m p a n i o n d o c u m e n t to th is P lan . The e l e m e n t s of t he over lay are i n tended to a u g m e n t t h e 

zon ing distr ic t s tandards in t h e Zon ing and D e v e l o p m e n t C o d e . 

E. C o n c e p t u a l P lan fo r Traf f ic C i rcu la t ion in G rea te r D o w n t o w n 

The G r a n d Va l ley C i rcu la t ion Plan a d o p t e d by the Ci ty of G r a n d Junc t i on and M e s a Coun t y serves as t h e 

t ra f f ic c i rcu la t ion p lan fo r t he G rea te r D o w n t o w n a rea . The f o l l ow ing concep tua l p lan fo r t ra f f ic 

c i rcu la t ion in G rea te r D o w n t o w n descr ibes t h e pol ic ies fo r s t reets and cor r idors in t he G rea te r D o w n t o w n , 

dep ic ts p re fe r red concep tua l des igns and p roposes add i t iona l unc lass i f ied s t reets w h i c h suppor t t h o s e 

po l ic ies . This concep tua l p lan fo r c i rcu la t ion does not mod i f y t h e G r a n d Va l ley C i rcu la t ion P lan , but 
p rov ides p re fe r red concep ts and des igns fo r f u tu re cons ide ra t i on and d e v e l o p m e n t of pub l ic r ights-of-

way . 

Policies: 
a. C o n d u c t a m o r e de ta i l ed t raf f ic analys is of t he area t o d e t e r m i n e n e e d e d in te rsec t ion con t ro l , 

s t reet c ross-sec t ions , pedes t r i an and veh ic le fac i l i t ies, add i t i ona l s t reets and access con t ro l , and 

a m e n d the G r a n d Va l ley C i rcu la t ion Plan accord ing ly . 

b. C o n t i n u e t h e rev iew process fo r t he G r a n d Va l ley Trai ls P lan to d e t e r m i n e n e e d e d pedes t r i an and 

b icyc le t r anspo r ta t i on fac i l i t ies such as t ra i ls , pedes t r i an paths and b ike lanes, and a m e n d the 

G r a n d Va l ley Trai ls P lan accord ing ly . 

In t h e G r a n d Va l ley C i rcu la t ion P lan , u rban s t reets are c lass i f ied acco rd ing to the i r f unc t i on in t he 

t r anspo r ta t i on ne twork . The t w o c o m p o n e n t s of f unc t i on of t he G r a n d Va l ley C i rcu la t ion Plan are (1) to 

p rov ide access to p roper t ies and (2) to carry t raf f ic safe ly and ef f ic ient ly f r o m poin t t o po in t . In o rde r to 

p reserve safety and capac i ty and to e n h a n c e the qual i ty of l iv ing, t hese t w o c o m p o n e n t s shou ld be 

inverse ly re la ted , such tha t bus ier s t reets have l im i ted access ( resul t ing in m o r e ef f ic ient f low) and qu ie te r 

s t reets p rov ide access to p roper t ies . 

Major Street Corridors. The c o m p o n e n t s of t he ma jo r s t reet sys tem are ident i f ied on t h e G r a n d Va l ley 

C i rcu la t ion P lan . These cor r ido rs p r imar i l y f unc t i on as carr iers of t ra f f ic f r o m poin t to po int . The 

concep tua l c i rcu la t ion p lan in t he G rea te r D o w n t o w n Plan inc ludes p r o p o s e d unc lass i f ied roadways s h o w n 
in ye l l ow o n A p p e n d i x C. 

As p roper t ies deve lop and redeve lop w i t h i n the grea ter d o w n t o w n a rea , t he G r a n d Va l ley C i rcu la t ion Plan 

wi l l be i m p l e m e n t e d t h rough cons t ruc t i on o r i m p r o v e m e n t of s t reets w a r r a n t e d by t h e p r o p o s e d 

d e v e l o p m e n t , based on a d o p t e d st reet cross sec t ions in t he T ranspo r ta t i on Eng ineer ing Design S tandards 

(TEDS). The concep tua l c i rcu la t ion p lan in t he G rea te r D o w n t o w n Plan p rov ides p re fe r red a l te rnat ives fo r 

spec i f ic des ign and layout of cer ta in s t reets, cor r idors and in te rsec t ions in t h e p lann ing a rea . For e x a m p l e , 

in c o m m e r c i a l l y - z o n e d areas, t h e C o m m e r c i a l St reet c ross-sec t ions of TEDS wi l l app ly , but mod i f i ca t i ons 

may be m a d e accord ing t o t he concep tua l c i rcu la t ion p lan i l lus t ra ted and desc r ibed here . 

[street c ross-sec t ions , i l lust rat ions and text] 

E. Greater Downtown Circulation Plan 
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The G r a n d Va l ley C i rcu la t ion Plan tha t serves as the C i rcu la t ion Plan fo r G rea te r D o w n t o w n is s h o w n in 

A p p e n d i x C. The p lan ident i f ies a s t reet ne two rk tha t inc ludes bo th ex is t ing and p r o p o s e d st reets and 

bo th ma jo r and m ino r s t reets . In add i t i on to t h e p lan itself, t he G rea te r D o w n t o w n C i rcu la t ion Plan a lso 

ident i f ies po ten t ia l e n h a n c e m e n t s w i t h i n G rea te r D o w n t o w n tha t cou ld be i m p l e m e n t e d ove r a n u m b e r 

of years . The suggested des i red cross sec t ions and level of s t ree tscape d e v e l o p m e n t a long the s t reets 

w i t h i n G rea te r D o w n t o w n suppo r t t he overa l l P lan goals , land uses and c i rcu la t ion t o and f r o m the area 

fo r pedes t r i an , b icyc le and veh ic les . 

Policy: C o n d u c t a m o r e de ta i led t ra f f ic analys is of t he a rea to d e t e r m i n e n e e d e d in te rsec t ion con t ro l and 

s t reet cross sect ions. 

Major Street Corridors. M a j o r s t reets in t he G r a n d Junc t ion u rban ized area are c lass i f ied acco rd ing to 

the i r f unc t i on in t he t r anspo r ta t i on ne twork . The t w o c o m p o n e n t s of f unc t i on are to p rov ide access to 

p roper t ies and to carry t ra f f ic f r o m poin t to po int . In o r d e r t o p reserve safety and capac i ty and e n h a n c e 

t h e qua l i ty of l iv ing, t he re la t ion of t hese t w o c o m p o n e n t s shou ld be inverse ly p ropo r t i ona te , w i t h the 
bus ier s t reets hav ing l im i ted access and the qu ie te r s t reets p rov id ing access t o p roper t ies . The 

c o m p o n e n t s of t h e ma jo r s t reet sys tem have been ident i f ied on a func t iona l c lass i f ica t ion m a p , k n o w n as 

t h e G r a n d Va l ley C i rcu la t ion Plan tha t has been a d o p t e d by the City of G r a n d Junc t i on and accep ted by 

M e s a Coun ty . The Grea te r D o w n t o w n C i rcu la t ion Plan is i n t ended t o a u g m e n t t he G r a n d Va l ley 

C i rcu la t ion Plan and p rov ide m o r e speci f ic gu idance on m u l t i m o d a l c i rcu la t ion i m p r o v e m e n t s as 

d e v e l o p m e n t and r e d e v e l o p m e n t occurs in t he G rea te r D o w n t o w n a rea . 

As p roper t ies deve lop and redeve lop w i t h i n G rea te r D o w n t o w n , t h e G r a n d Va l ley C i rcu la t ion Plan and t h e 

concep ts of t he G rea te r D o w n t o w n C i rcu la t ion Plan wi l l be i m p l e m e n t e d t h rough cons t ruc t i on o r 

i m p r o v e m e n t of s t reets w h e n w a r r a n t e d by t h e p r o p o s e d d e v e l o p m e n t . The speci f ic des ign of each s t reet 

is genera l l y based on t h e land use and zon ing of t he p roper t ies a long it. For examp le , in areas tha t wi l l be 

z o n e d C o m m e r c i a l , t he C o m m e r c i a l Street cross sec t ion wi l l app ly , un less, dur ing actua l des ign and 

cons t ruc t i on , mod i f i ca t ions to t he s tandard cross sec t ion are m a d e based on suggest ions in t he Grea te r 

D o w n t o w n P lan . Simi lar ly , s t reets w i th in Industr ial areas are to be d e v e l o p e d / i m p r o v e d accord ing t o t h e 

Ci ty 's a d o p t e d Industr ial s t root cross sec t ion , un less, dur ing actua l des ign and cons t ruc t i on , mod i f i ca t i ons 

t o t h e s tandard cross sec t ion are m a d e based on suggest ions in t he G rea te r D o w n t o w n P lan . The st reet 

c lass i f icat ions and p r o p o s e d s t ree t sec t ions fo r t h e ma jo r cor r idors in G rea te r D o w n t o w n are desc r ibed 

b e l o w . The c o n c e p t d rawings inc luded on the f o l l ow ing pages i l lustrate suggest ions of t h e G rea te r 

D o w n t o w n C i rcu la t ion P lan. 

• North Avenue - Ar te r ia l St reet . A po ten t ia l layout fo r Nor th A v e n u e b e t w e e n 1 s t and 1 2 t h St reets 

was a d o p t e d w i t h the Nor th A v e n u e W e s t Cor r i do r P lan . The layout is i nco rpo ra ted into t h e 

G r e a t e r D o w n t o w n Plan as dep i c ted be low . 
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Grand Avenue - Ar te r ia l St reet . W h i l e G r a n d A v e n u e is an es tab l i shed st reet w i th i m p r o v e d 

s t ree tscape e l e m e n t s t h e length of t he segmen t w i th in G rea te r D o w n t o w n ( 1 s t to 1 2 t h St reets) , 

t h e r e cou ld be i m p r o v e m e n t s m a d e in s o m e b locks tha t w o u l d e n h a n c e t ra f f ic f l ow , pedes t r i an 

safety and v isual aes the t ics . A t yp ica l , po ten t ia l med ian i m p r o v e m e n t to G r a n d A v e n u e is 

d ep i c t ed be low . The segmen t of G r a n d A v e n u e b e t w e e n 1 s t St reet and 7 t h St reet a lso has the 

po ten t ia l t o bo used as a " s h a r r o w " . A sha r row is m a r k e d as in tho pho tog raph b e l o w so tha t t ho 

t rave l lane may be used by bo th b icyc le and veh icu la r t raf f ic . 

Example of a Sharrow 

• North 1 s t Street - Ar te r ia l St reet . The segmen t of No r th 1 s t St reet f r o m G r a n d A v e n u e to Nor th 
A v e n u e is de f i c ien t in s t reet des ign and pedes t r i an amen i t i es . The Grea te r D o w n t o w n Plan 

env is ions even tua l r e d e v e l o p m e n t of th is s t reet t o i m p r o v e safety, d ra inage, pedes t r i an 

c i r cu la t ion , access and i m p r o v e on-s t ree t park ing . A po ten t ia l layout is dep i c ted b e l o w . 
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• 1 s t Street and Grand Avenue Intersection - The C o l o r a d o D e p a r t m e n t of T ranspo r ta t i on (CDOT) 

c o m p l e t e d an Env i ronmen ta l A s s e s s m e n t fo r t h e I-70B/6 & 50 cor r ido r w h i c h recogn ized 

c i rcu la t ion needs at t he 1 s t and G r a n d in te rsec t ion . A po ten t ia l des ign is s h o w n be low . This 

des ign is i nco rpo ra ted into t h e Grea te r D o w n t o w n Plan as are any po ten t ia l i m p r o v e m e n t s CDOT 

m a y inc lude in th is pro ject o n 1 s t St reet f r o m G r a n d A v e n u e to Pi tk in A v e n u e . 
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• 7 t h Street and Grand Avenue Intersection - A des ign fo r a r o u n d a b o u t was inc luded w i t h the 

p lans fo r 7 t h St reet i m p r o v e m e n t s tha t w e r e c o m p l e t e d in 2007 -2008 . The r o u n d a b o u t was not 

cons t ruc ted at tha t t i m e , but t h e in te rsec t ion sti l l wa r ran ts veh icu la r and pedes t r ian 

i m p r o v e m e n t s . The p lan as or ig ina l ly p r o p o s e d is s h o w n be low . 
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• West Main Street and Spruce Street Intersection - Veh i cu la r and pedes t r ian t raf f ic has inc reased 

o n t h e W e s t M a i n St reet co r r i do r due to act iv i ty at t he Coun t y Just ice Cen te r and t h e M e s a 

Coun t y Cen t ra l Serv ices bu i ld ing. To ease t ra f f ic f l ow t h rough the area and i m p r o v e pedes t r i an 

safety, th is po ten t ia l p ro jec t f o r a r o u n d a b o u t at Spruce and W e s t M a i n Streets w as or ig ina l ly 

conce i ved dur ing the v is ion ing of M a i n St reet in 2008 . The r o u n d a b o u t w o u l d serve as a v isual 

ancho r t o t he wes t end of M a i n St reet just as t h e one at 7 t h St reet serves the east e n d . The 

r o u n d a b o u t w o u l d also a l low fo r a c i rcu la tor bus to serve the M a i n St reet co r r i do r f r o m Spruce 
St reet to 7 t h St reet . 

• Riverside Parkway - Ar ter ia l St reet . The r ight -o f -way w i d t h var ies ; mu l t i - l ane ; b ike lanes; 

d e t a c h e d wa lk on the sou th s ide ; no on-s t ree t park ing. C o m p l e t e d in 2007 . 
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• South 7 t h Street - Suggest 2 lanes; b ike lanes; on-s t ree t park ing bo th s ides; d e t a c h e d wa lks w i th 

landscap ing . The s t ree tscape p lan fo r Sou th 7 t h S t reet shou ld be e n h a n c e d w i th a s imi lar des ign as 

was cons t ruc ted o n 7 t h St reet sou th of G r a n d A v e n u e . Genera l l y , t h e des ign w o u l d con t i nue the 

7 t h St reet bou leva rd t r e a t m e n t s f r o m d o w n t o w n , Ute and Pi tk in t o t h e Botan ica l G a r d e n s and 

r iver f ront a rea w i t h add i t i ona l s t reet t rees , h is tor ic s t reet l ights, s t reet fu rn i tu re and pub l ic art. 

This concep t w o u l d c rea te a m o r e cons is ten t v isual charac te r t o connec t t he River and Rail 

Distr icts to t he t rad i t iona l d o w n t o w n area and i m p r o v e t h e v isual des ign of t he co r r i do r and 

emphas i zes its use as the p r imary pub l ic no r th -sou th co r r i do r t h rough the n e i g h b o r h o o d . The 

c o n c e p t fea tu res e n h a n c e d pedes t r i an faci l i t ies w i t h co lo red conc re te , pedes t r ian safe zones at 

t h e " b u l b - o u t s " f o r eas ier c ross ing and add i t i ona l l andscap ing . 

• South 9 t h Street and 27-1/2 and C-1/2 Roads - Suggest 2 lanes; on-s t ree t park ing bo th s ides; 

d e t a c h e d s idewa lk p re fe r red w h e r e poss ib le . The s t ree tscape p lan fo r Sou th 9 t h S t reet is to 

d e v e l o p s imi lar to w h a t p resent ly exists a long Sou th 7 t h S t reet w i t h a m o r e de f i ned ha rdscape of 

cu rb and gut ter , e n h a n c e d pedes t r i an fac i l i t ies and s t reet t rees . This concep t improves the v isual 

qua l i ty of t h e co r r ido r w i t h o u t requ i r ing i m p r o v e m e n t s o n pr ivate p rope r t y or c o m p r o m i s i n g 

ad jacen t uses. The concep t a lso a l lows the st reet to f unc t i on fo r t he c o m m e r c i a l / l i g h t industr ia l 

t ra f f ic tha t it carr ies as we l l as p rov ides fo r a m o r e c o m f o r t a b l e pedes t r i an or b icyc le e n v i r o n m e n t 

s ince South 9 t h St reet m a y be used by t h e pub l ic to access b u s i n e s s / c o m m e r c i a l areas and Las 

Co lon ias Park. 
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Kimball Avenue - Suggest 2 lanes; on -s t ree t park ing ; d e t a c h e d wa lks w i t h landscap ing . 

D Road (from 9 t h Street east to the Riverside Parkway) - Sec t ion yet to be d e t e r m i n e d . 

Local Streets. The c o m p o n e n t s of t h e local s t reet sys tem are ident i f ied on the G r a n d Va l ley C i rcu la t ion 

P lan . The p r imary func t i on of t he local s t reet ne two rk is to p rov ide access t o and connec t i ons a m o n g 
ind iv idua l parce ls and subd iv is ions , p rov ide a safe n e t w o r k fo r m o v e m e n t of pedes t r ians and b icyc les, and 

serve shor t length t r ips to and f r o m co l lec to r and h igher o rde r s t reets . Tr ip lengths on local s t reets shou ld 

be shor t w i t h a l ower v o l u m e of t ra f f ic m o v i n g at s l o w e r speeds . As p roper t ies d e v e l o p and redeve lop 

w i t h i n t h e grea ter d o w n t o w n a rea , t h e G r a n d Va l ley C i rcu la t ion Plan wi l l be i m p l e m e n t e d t h r o u g h 

Greater Downtown Plan 
Page 30 



cons t ruc t i on o r i m p r o v e m e n t of s t reets w a r r a n t e d by the p r o p o s e d d e v e l o p m e n t , based o n a d o p t e d 

s t reet cross sec t ions in t h e T ranspo r ta t i on Eng ineer ing Design S tandards (TEDS). 

Trails. The G r a n d Va l ley Trai ls P lan shows t h e loca t ion of f u tu re b icyc le fac i l i t ies, t ra i ls and pedes t r ian 

paths . As d e v e l o p m e n t o r r e d e v e l o p m e n t occurs , t ra i ls , paths, b ike lanes and pedes t r i an fac i l i t ies wi l l be 

cons t ruc ted in acco rdance w i th t h e a d o p t e d G r a n d Va l ley Trai ls P lan . A lso t h e City m a y cons t ruc t t hese 

fac i l i t ies using T ranspo r ta t i on Capac i t y P a y m e n t s (TCP) funds as part of one or m o r e capi ta l i m p r o v e m e n t 

project(s) . The G r a n d Va l ley Trai ls Plan is cu r ren t l y unde rgo ing rev iew by t h e City of G r a n d Junc t ion and 

M e s a Coun ty . The concep tua l c i rcu la t ion p lan of t h e G rea te r D o w n t o w n Plan inc ludes, in A p p e n d i x C, t he 

a p re fe r red a l te rna t ive fo r t ra i ls , pa ths , b ike lanes and pedes t r i an faci l i t ies in t h e G r e a t e r D o w n t o w n 

p lann ing a rea . The p re fe r red a l te rna t i ve s h o w n c o m e s f r o m a 2012 draf t of p roposed a m e n d m e n t s t o t he 

G r a n d Va l ley Trai ls P lan , and it inc ludes the f o l l ow ing : 

• Ex tens ion of R iver f ront Trai l f r o m Las Co lon ias Park east to 28 Road (and beyond) . 

• Bike rou tes (signs but no separa te lane) on G r a n d A v e n u e f r o m 7 t h St reet east and 28 Road 

b e t w e e n the Rivers ide Parkway and C Vz Road . 

• S h a r r o w bike rou tes (bikes share sl ight ly w i d e r lane w i t h cars as dep i c ted in t h e p h o t o g r a p h on 

page 25) on G r a n d A v e n u e b e t w e e n 1 s t and 7 t h S t reets . 

Riverside Parkway Pedestrian Overpass. This concep tua l c i rcu la t ion p lan env is ions o n e or m o r e 

pedes t r i an ove rpasses f r o m the c o m m e r c i a l areas of t h e Rail Distr ict to t he r iver f ront areas and Las 

Co lon ias Park. Act iv i t ies and uses in t he fu tu re park, t ypes of d e v e l o p m e n t a long the nor th s ide of t he 
Pa rkway wi l l d e t e r m i n e w h e r e such fac i l i t ies may be n e e d e d . A n overpass o n the w e s t e r n end in t h e 

v ic in i ty of 7 t h or 9 t h S t reets cou ld a lso serve as an en t rance fea tu re ot t he n e i g h b o r h o o d as fu r the r 

d iscussed in Sec t ion F. be low . 

Public Transportation. G r a n d Va l ley Transi t (GVT) p resen t l y serves the D o w n t o w n Distr ict but does not 

p rov ide serv ice in t h e Rail and River Distr icts. Fu ture t rans i t needs w i t h i n the Rail and River Distr icts 

shou ld be m o n i t o r e d as d e v e l o p m e n t o r r e d e v e l o p m e n t occurs in t hese areas and as Las Co lon ias Park 

sees m o r e act iv i ty . 

Local Streets. The Local Street ne two rk p rov ides access to ind iv idua l parce ls and serves shor t length t r ips 

t o and f r o m co l lec to r and h igher o rde r s t reets . Tr ip lengths on local s t reets shou ld be shor t w i t h a l ower 

v o l u m e of t ra f f ic a long w i th s l ower speeds . Design of local s t reets occurs t h rough t h e d e v e l o p m e n t 

p rocess and wi l l be in acco rdance w i t h t h e Ci ty 's a d o p t e d T ranspor ta t i on Eng ineer ing Design S tandards 

(TEDS). It is impo r tan t in t he des ign process t o p rov ide connec t i ons to ad jacent parce ls and subd iv is ions 

fo r e f f ic ient veh ic le t rave l and a safe ne two rk fo r pedes t r ians and b icyc les. 

Trails. The G r a n d Va l ley Trai ls P lan is a p lann ing d o c u m e n t tha t shows t h e loca t ion of fu tu re b icyc le 

fac i l i t ies, t rai ls and pedes t r ian paths . It is cur ren t ly unde r rev iew pr ior to a d o p t i o n by t h e Ci ty and Coun ty . 

Impl ici t in t h e p lan is t h e cons t ruc t i on of s idewa lks in a c c o r d a n c e w i t h t h e a d o p t e d st reet cross sec t ions . 

O n e of t h e ma jo r pu rposes of t he Ci ty 's U r b a n Trai ls C o m m i t t e e is fac i l i ta t ing l inkages f r o m t h e r iver f ront 
t ra i l sys tem to t h e u rban a rea . As d e v e l o p m e n t or r e d e v e l o p m e n t occurs , cons t ruc t i on of t ra i ls , pa ths , 

b ike lanes and pedes t r i an fac i l i t ies in acco rdance w i t h t h e a d o p t e d G r a n d Va l ley Trai ls P lan e i ther occurs 

w i t h the d e v e l o p m e n t or t he Ci ty cons t ruc ts t he s a m e w i t h t h e co l lec t ion of t he T ranspo r ta t i on Capac i ty 

P a y m e n t (TCP) as part of a m o r e c o m p r e h e n s i v e capi ta l i m p r o v e m e n t pro ject . 

The G r a n d Va l ley Trai ls Plan shows t h e f o l l ow ing p roposa ls w i t h i n G rea te r D o w n t o w n . 
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• — E ) c t o n s i o n of R iver f ront Trai l f r o m Las Co lon ias Park oast to 28 Road (and beyond) . 

• — B i k e Routes (signs but no separa te lane) o n G r a n d A v e n u e f r o m 7 t h S t reet east and 28 Road 

b e t w e e n tho Rivers ide Parkway and C 1/2 R o a d . 

• — S h a r r o w Route (bikes share lane w i t h cars) on G r a n d A v e n u e b e t w e e n 1 s t and 7 t h S t reets . 

Riverside Parkway Pedestrian Overpass. It is env i s ioned tha t even tua l l y t he re m a y be need fo r one or 

m o r e pedes t r i an overpasses f r o m the c o m m e r c i a l areas of t he Rail Distr ict to t h e r iver f ront areas and Las 

Co lon ias Park. D e v e l o p m e n t , act iv i t ies and uses in t he fu tu re park and t ypes of d e v e l o p m e n t a long t h e 

nor th s ide of t he Pa rkway wi l l d ic ta te w h e r e t h e s e may be n e e d e d based on the level of pedes t r i an t raf f ic . 

A n overpass o n the w e s t e r n end of t he area in t he v ic in i ty of 7 t h or 9 t h St reet cou ld a lso serve as an 

en t rance fea tu re to t h e n e i g h b o r h o o d as fu r the r d iscussed in sec t ion F. be low . 

Public Transportation (GVT). G r a n d Va l ley Trans i t (GVT) p resen t l y serves t h e D o w n t o w n Distr ict but does 

not p rov ide serv ice in t h e Rail and River Distr ic ts. Future t rans i t needs w i th in t he Rail and River Distr icts 

wi l l n e e d to be m o n i t o r e d as m o r e areas are d e v e l o p e d or r e d e v e l o p e d and as Las Co lon ias Park b e c o m e s 

m o r e d e v e l o p e d and act ive. 

F. Entryways and Signage 

Impor tant in te rsec t ions in t he s t reet ne two rk o f fe r oppo r tun i t i es t o deve lop a un ique t h e m e and ident i ty 
f o r t he G rea te r D o w n t o w n a rea . The p r imary in tersec t ions vary in scale and inc lude ent r ies to t he 

D o w n t o w n , Rail and River Distr icts. Each of t hese shou ld be d e v e l o p e d accord ing t o genera l concep ts and 

cr i ter ia tha t are app rop r ia te fo r the i r sca le , f unc t i on and i m p o r t a n c e . 

Downtown District Entryways 
and Signage 
W h i l e t h e D o w n t o w n Distr ict 

has a s t rong base of local and 

reg iona l users, app roaches to 

t h e Distr ict o f fe r no 

d is t ingu ish ing fea tu res or 

d i rec t iona l s ignage tha t o r ien t 

f i rst t i m e v is i tors. W h e n 

a p p r o a c h i n g o r t ravers ing 

pe r ime te r s t reets , v is i tors 

have no sense tha t t hey are 

w i t h i n eyes ight of t he h is tor ic 

t o w n si te o r even tha t t hey 

are h e a d e d in t h e r ight 

d i rec t i on t o w a r d D o w n t o w n . 
Crea t ing ga teways at key ent ry 

po in ts , as we l l as s imp le 

pe r ime te r ident i f ie rs , wi l l 

o r ien t v is i tors, as we l l as 

s t reng then and ce leb ra te the 

her i tage of t he D o w n t o w n 
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Distr icts. Because of t h e d ivers i ty of uses and n e i g h b o r h o o d s w i t h i n the D o w n t o w n Distr ict , t he des ign of 

en t r yways shou ld inc lude a range of s izes, po les and o r n a m e n t a t i o n of s ignage and var ied landscape 

e l emen ts , l ight ing and o the r fea tu res tha t are in tegra ted w i t h the s ignage. The p r imary ga teways t o t he 

D o w n t o w n Distr ict and b e t w e e n D o w n t o w n and the Rail Distr ict inc lude t h e f o l l ow ing in te rsec t ions . 

• 7 t h St reet and Nor th A v e n u e 

• 1 s t St reet and G r a n d A v e n u e 

• 1 s t St reet and M a i n St reet 

• 5 t h St reet and Sou th A v e n u e 

7 t h St reet and Pi tk in A v e n u e 

In add i t i on , t h e d is t inc t ive pub l ic sign pa le t te a l ready s ta r ted in t h e D o w n t o w n Distr ict shou ld be 

c o n t i n u e d and e x p a n d e d to inc lude s t reet signs and d i rec t iona l signs tha t have recogn izab le po les , 

o r n a m e n t a t i o n , co lo rs , fon ts and logos. The City, t oge the r w i th t h e DDA, wi l l f u r the r deve lop sign 

s tandards and gu ide l ines fo r pr iva te s ignage p laced on bui ld ings o r as f rees tand ing signs. 

Rail and River District Entryways 

5 t h Street/Riverside Parkway. The re are oppor tun i t i es to ce leb ra te the en t ry into G r a n d Junc t ion and t h e 

Rail and River Distr icts at t he 5 t h St reet br idge and St ru thers A v e n u e area in con junc t ion w i t h t h e W e s t e r n 
C o l o r a d o Botan ica l G a r d e n s w i t h a t t rac t ive l ow scale s ignage and scu lp tu re . In add i t i on , t he re are sma l le r 

m o n u m e n t s at var ious points a long t h e Rivers ide Pa rkway tha t ind icate t o moto r i s ts tha t t hey are 

a p p r o a c h i n g o r t rave l ing on t h e Rivers ide Parkway . Due to t he scale of t h e 5 t h S t ree t /R i ve rs ide Pa rkway 

in te rsec t ion and t h e pub l i c l y -owned area a r o u n d it, th is in te rsec t ion a f fo rds the oppo r tun i t y to c rea te a 

m o n u m e n t / s c u l p t u r e of a m u c h larger scale to mark the en t rance and give ident i ty to t h e Rail and River 

Distr icts a n d / o r to th is " G r a n d J u n c t i o n " . 

A n o t h e r possib i l i ty in th is v ic in i ty is if a pedes t r i an overpass is d e s i r e d / n e e d e d near t h e 7 t h S t ree t / 

R ivers ide Pa rkway in te rsec t ion it cou ld serve severa l p u r p o s e s : pedes t r ian access across t h e Parkway , 

inc lude des ign e l e m e n t s tha t g ive a d is t inct charac te r to t he Rail and River Distr icts and in tegra te w i t h 

su r round ing o p e n space , pocke t parks a n d / o r w a t e r fea tu res at t he landings o n each s ide of t he Parkway . 

South 7 t h Street/Railroad Tracks. The re is an ex is t ing si lo on t h e M e s a Feed p rope r t y tha t ident i f ies t he 

Rail Distr ict as y o u t rave l sou th on 7 th Street . It is of a scale tha t is v is ib le f r o m t h e sou the rn pe r ime te r of 

d o w n t o w n and represents t he h is tor ica l agr icu l tu re and indust r ia l base u p o n w h i c h the Rail and River 

Distr icts have d e v e l o p e d . Such a s t ruc tu re cou ld be e n h a n c e d a n d / o r rep l i ca ted to b e c o m e an even 

s t ronger e l e m e n t at th is ma jo r en t rance t o t h e a rea . 

28 Road/Riverside Parkway. This in te rsec t ion is a sma l le r scale t h a n the o thers , but a n e i g h b o r h o o d en t ry 

cou ld be c rea ted , par t icu lar ly a long t h e nor th s ide . The sense of arr ival at th is loca t ion cou ld be c rea ted 
t h r o u g h a wa te r fea tu re , pub l ic art, an arch i tec tu ra l f ea tu re w i t h s ignage pav ing pa t te rns a n d / o r 

landscap ing . The des ign of t he ent ry fea tu re shou ld be of t h e s a m e charac te r of t h o s e tha t might be 

c rea ted at t he o the r ma jo r en t ry po in ts . 

G. Economic Redevelopment 

Downtown District Economic Redevelopment 
W h i l e t h e D o w n t o w n Distr ict is t he hear t of t h e c o m m u n i t y , it is but one subset of a larger marke t and has 
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s t rengths w h i c h can be cap i ta l i zed o n and l imi ta t ions w h i c h shou ld be o v e r c o m e . The D o w n t o w n Distr ict 

has a t r e m e n d o u s in f luence on t h e e c o n o m i c we l l - be ing of t he en t i re reg ion . The re fo re , it is w ide l y 

a c c e p t e d tha t ear ly pro jects in any rev i ta l iza t ion e f for t cou ld be publ ic ly ass is ted unt i l marke t cond i t i ons 

reach levels w h e r e n e w cons t ruc t i on can suppo r t itself. 

The G r a n d Junc t i on Strategic D o w n t o w n M a s t e r P lan p resen ted gu id ing pr inc ip les w h i c h ; wh i l e genera l in 

na tu re , w e r e cons ide red respons ive to preva i l ing cond i t i ons , marke t oppor tun i t i es , f r a m e w o r k e l e m e n t s 

and s takeho lde r input . These gu id ing pr inc ip les are stil l re levant to t he G rea te r D o w n t o w n Plan and are 

l is ted and desc r i bed be low . 

The Downtown District is one submarket that competes with other submarkets in Grand 
Junction. The d o w n t o w n e n v i r o n m e n t , wh i l e p resen t ing t r e m e n d o u s oppo r tun i t y f o r i nves tmen t 

in a set t ing un ique ly pos i t i oned to o f fe r bo th hear t and h is tory, carr ies w i t h it cer ta in l im i ta t ions, 

par t icu lar ly fo r land- in tens ive non -des t i na t i on -o r i en ted land uses. Severa l marke t sec tors , 

h o w e v e r , no t on ly surv ive , but a lso th r i ve in a d o w n t o w n set t ing . Recogn ize the obs tac les 

assoc ia ted w i t h d o w n t o w n d e v e l o p m e n t and encou rage regu la to ry and f inanc ia l so lu t ions 

inc lud ing pub l ic subs id ies and c rea t ive f i nanc ing m e c h a n i s m s . 

The Downtown District must be market-responsive to chang ing cond i t i ons , w i t h i m p l e m e n t a t i o n 

too l s and m e c h a n i s m s in p lace to bo th o f fset compe t i t i ve d isadvan tages and capi ta l ize on 

compe t i t i ve assets . M a r k e t cond i t i ons shou ld be con t inua l l y m o n i t o r e d and i n fo rma t ion 

d is t r ibu ted t o a b road aud ience inc lud ing deve lope rs , bus iness and p rope r t y o w n e r s , lenders , ci ty 

staf f and e lec ted and a p p o i n t e d of f ic ia ls . 

The Downtown District infrastructure must be protected and retained inc lud ing phys ica l 

f ea tu res , serv ice o rgan iza t ions , mix of e m p l o y e r s , h is tor ic res ident ia l n e i g h b o r h o o d s and 
c o m m u n i t y a t t i tudes t o w a r d the D o w n t o w n Distr ict . Un l i ke m a n y c o m m u n i t i e s across t h e 

coun t ry , G r a n d Junc t ion 's D o w n t o w n Distr ict ex is t ing in f ras t ruc ture is m o r e t han suf f ic ient to 

p r o m o t e itself as a d o w n t o w n n e i g h b o r h o o d . These assets , w h i c h p rov ide t h e impe tus fo r 

i nves tmen t , n e e d to be p ro tec ted and p r o m o t e d . 

• The Downtown District's "tool bag" must contain a variety of strategies and mechanisms to 
attract investment. These too ls can be f inanc ia l , phys ica l , marke t , o r o rgan iza t iona l in na tu re and 

can be used i ndependen t l y o r in var ious c o m b i n a t i o n s . G i ven the obs tac les assoc ia ted w i t h 

d o w n t o w n d e v e l o p m e n t , it is impera t i ve tha t w h a t e v e r mix of t oo l s is put in p lace it be 

c o m p r e h e n s i v e , f lex ib le and c rea t ive . 

Public investment must leverage private investment. H is tor ica l ly , t he p lann ing , f i nanc ing and 

i m p l e m e n t a t i o n of pro jects in t h e d o w n t o w n marke t w e r e the p r imary respons ib i l i t y of pub l ic 

sec to r ent i t ies such as t h e Ci ty and the DDA. H o w e v e r , wh i l e t he pub l ic sec tor con t inues t o p lay a 

s igni f icant ro le in mos t d o w n t o w n ef for ts , a cr i t ical c o m p o n e n t to t he success of any rev i ta l iza t ion 

s t ra tegy t o d a y is par t i c ipa t ion by bo th the pub l ic and pr iva te sec tors . Leveraging of resources is 

key, as no one ent i ty , pub l ic o r pr ivate, has suf f ic ient resources a lone to susta in a long- te rm 

d o w n t o w n i m p r o v e m e n t ef for t . 

Public policy must support development in the Downtown District. Exper ience has p roven tha t 

d o w n t o w n d e v e l o p m e n t wi l l best succeed if reg ional g r o w t h m a n a g e m e n t p rog rams r e w a r d 

e f f ic ient d e v e l o p m e n t pa t te rns . If g r o w t h is a l l o w e d to occu r in a land ex tens ive , inef f ic ient w a y 
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t ha t e f fec t ive ly subs id izes l ower dens i t ies , d o w n t o w n d e v e l o p m e n t wi l l ope ra te at a compe t i t i ve 

d i sadvan tage . G iven G r a n d Junc t ion ' s ex is t ing land use pa t te rns , t h e D o w n t o w n Distr ict is 

suscep t ib le t o con t i nued d i lu t ion of its ro le as t h e c o m m u n i t y ' s cent ra l bus iness and shopp ing 

dist r ic t . 

Public-private partnerships are essential. U n d e r any i nves tmen t s t rategy, local g o v e r n m e n t 

needs t o have s t rong i nvo l vemen t , a v is ib le p resence , pe rhaps be t h e ent i ty tha t p rov ides 

con t i nu ing leadersh ip , regu la tory incent ives , and seed capi ta l f o r ear ly pro jects . No t on ly does 

g o v e r n m e n t have the legal respons ib i l i t y to address m a n y of t he i m p l e m e n t a t i o n c o m p o n e n t s , but 

it is a lso the logical condu i t to loca l , reg iona l , s tate and fede ra l f und ing sources . 

Rail and River District Economic Redevelopment 
The changes tha t have occu r red in por t ions of G rea te r D o w n t o w n such as c o m p l e t i o n of t h e Rivers ide 

Pa rkway and p lann ing fo r t he fu tu re d e v e l o p m e n t of Las Co lon ias Park have a l ready had a pos i t ive 

in f luence o n t h e River and Rail Distr ic ts. M a n y p roper t ies have been renova ted or r e d e v e l o p e d , n e w uses 

are re loca t ing to t he area and p roper t y va lues are genera l l y o n t h e r ise. The Grea te r D o w n t o w n Plan 

env is ions th is t r end con t inu ing and be ing e n h a n c e d by t h e f o l l ow ing r e d e v e l o p m e n t concep ts : 

• A l l o w ex is t ing heavy indust ry to r e m a i n , tak ing advan tage of rail spurs w i th in the a rea . 

• Intensi f ied c o m m e r c i a l edge a long the nor th s ide of t he Rivers ide Parkway w i th oppor tun i t i es fo r 

m ixed use d e v e l o p m e n t . 

• N e w genera l c o m m e r c i a l , retai l and res ident ia l uses wi l l p rov ide act iv i ty at t h e edge of t h e park 

a f ter bus iness hours to c rea te a safe park e n v i r o n m e n t tha t g ives " o w n e r s h i p " of t h e park t o t h e 

ad jacen t local bus iness o w n e r s and res idents . 

• N e w retai l and c o m m e r c i a l uses such as res tauran ts , shops and serv ices a long South 7 t h St reet t o 

serve t h e e m p l o y e e s , rec rea t iona l users and res idents of t h e n e i g h b o r h o o d . 

• C o m m e r c i a l Industr ial uses br idge t h e ex is t ing industr ia l and the c o m m e r c i a l co r r ido rs . 

In add i t i on , d iscuss ions w i th t h e G r a n d Junc t ion E c o n o m i c Par tne rsh ip , Bus iness Incubator , 

M a n u f a c t u r e r s ' Counc i l and C h a m b e r of C o m m e r c e dur ing d e v e l o p m e n t of t h e G rea te r D o w n t o w n Plan 

b rough t to l ight m a n y oppor tun i t i es fo r t he a rea , t he major i ty of w h i c h is w i t h i n t h e es tab l i shed M e s a 

Coun t y Enterpr ise Zone . The Grea te r D o w n t o w n Plan ou t l ines goals , po l ic ies and st rategies tha t can be 

used to f u r the r t h e e c o n o m i c ( re )deve lopmen t of t he Rail and River Distr icts. 

• N e e d fo r f lex space fo r d i f fe ren t t ypes of smal l bus iness - n e w to a rea or g radua t ing f r o m the 

Business Incubator . Oppo r tun i t y fo r t hese bus inesses to serve e m p l o y e e base, res idents and 

rec rea t iona l users in t he a rea . 

• O p p o r t u n i t y t o deve lop add i t iona l incent ives fo r r e d e v e l o p m e n t tha t has t aken advan tage of 

par tnersh ips a n d / o r a s s e m b l e d parce ls of land to ta l ing a m i n i m u m of 1 / ! acre or m o r e 

• A l l o w fo r l i ve-work oppo r tun i t i es 

• O p p o r t u n i t y t o deve lop par tnersh ips 

H. Greater Downtown Area Parks 

The fou r d o w n t o w n parks w e r e inc luded on t h e or ig inal t o w n plat c rea ted by t h e G r a n d Junc t ion T o w n 

C o m p a n y in 1882. Al l f ou r parks sti l l exist as d o w n t o w n o p e n space . The City acqu i red Las Co lon ias Park 

f r o m t h e State Parks D e p a r t m e n t in 1997. It e n c o m p a s s e s the mi l l ta i l ings c lean-up s i te. 
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1. Hawthorne Park - 400 Gunnison Avenue 

• N e w r e s t r o o m / s h e l t e r cons t ruc ted 2010 

• Sou th p icn ic she l te r requ i res n e w roof; schedu led 2013 

• P layg round sur fac ing rep laced in 2012 

• P layg round e q u i p m e n t on a 5 to 7 year r e p l a c e m e n t schedu le 

• Irr igat ion is g o o d , 10-15 year r e p l a c e m e n t 

2. Washington Park - 10 t h Street and Gunnison Avenue 

• No res t rooms or she l te r at th is park 

• P layg round e q u i p m e n t schedu led fo r r e p l a c e m e n t in 2013 

• P layg round sur face schedu led fo r r e p l a c e m e n t every 2 years 

• Irr igat ion wi l l be rep laced every 5 to 7 years 

3. Whitman Park - 5 t h Street and Pitkin Avenue 
• R e s t r o o m schedu led fo r r e p l a c e m e n t in 2013 

• D e v e l o p m e n t of a new mas te r p lan fo r t h e park r e c o m m e n d e d (see poss ib le concep ts 

b e l o w ) 
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4. Emerson Park - 9 t h Street and Pitkin Avenue 

• R e s t r o o m schedu led fo r r e p l a c e m e n t in 2013 

• P layg round area fo r ages 2-5 is g o o d 

• P layg round fo r ages 5-15 schedu led fo r r e p l a c e m e n t in 5 to 7 years 

• P layg round sur fac ing rep laced in 2012 

• D e v e l o p m e n t of a new mas te r p lan fo r t h e park r e c o m m e n d e d (see poss ib le concep ts 

be low) 

Potential Concepts for Whitman and Emerson Parks 

• P rov ide fo r a d ivers i ty of uses to c rea te a h igher level of u t i l i za t ion. 

• M i n i m i z e the impac t of ad jacent s t reets and a u t o m o b i l e t raf f ic . 

• Ac t i va te the edges of t he parks w i th m ixed use. 

• C o n t e m p l a t e p r o g r a m m e d , act ive use. 

• R e d e v e l o p as m o r e act ive, f lex ib le u rban o p e n space ra ther t h a n as pass ive, g reen parks. 

5. Las Colonias Park - Struthers Avenue and 7 t h Street 
• A mas te r p lann ing p rocess fo r t he park is an t i c ipa ted to occu r in 2013 

• S o m e amen i t i es be ing cons ide red are park ing , r es t rooms , she l ters , play a rea , o p e n space , 

e x p a n d e d w a l k / b i k e t ra i ls , o p e n space fo r fest iva ls , mus ic , and educa t i ona l p resen ta t ions , 

va r ious we t l ands and a rbor educa t i on oppor tun i t i es , kayak park, t ree wa lk and a disc gol f 
cou rse . 

I. City-Owned Jarvis Property 
The City c o m p l e t e d an init ial p lann ing analys is fo r t h e C i t y - o w n e d p roper ty on the w e s t s ide of 5 t h St reet 

b e t w e e n the C o l o r a d o River and t h e Rivers ide P a r k w a y k n o w n as t h e Jarvis P rope r t y . The p roper t y is 

cons t ra ined by natura l f ea tu res and t h e e n c r o a c h m e n t of t he Parkway , but does have app rox ima te l y 43 

acres of deve lopab le land . 
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The init ial s tudy was to char t a d i rec t ion fo r rev i ta l iza t ion of t he p roper ty . It s u m m a r i z e d the key assets , 

ident i f ied s o m e impo r tan t issues and po ten t ia l i m p e d i m e n t s to d e v e l o p m e n t , ana lyzed cur ren t marke t 

cond i t i ons and ou t l i ned a concep t f o r o rgan iz ing po ten t ia l d e v e l o p m e n t of t he p roper ty . The p roper t y 

and po ten t ia l pro ject are v i e w e d as a un ique oppo r tun i t y fo r t he City to char t t he fu tu re of a rare p roper t y 

t ype , a p lace w h e r e it may be poss ib le to p rov ide a mix of uses, inc lud ing res idences , a long t h e bank of t he 

C o l o r a d o River. The ma jo r oppor tun i t i es and cons t ra in ts ident i f ied fo r po ten t ia l d e v e l o p m e n t of t he Jarvis 

P roper t y w e r e t o : con t i nue t h e r iver f ront g r e e n w a y t h rough the p roper ty , res tore habi ta t , re loca te t h e 

high vo l tage p o w e r fac i l i t ies tha t run t h rough the s i te, and p rov ide f l ood p ro tec t i on fo r t h e p roper ty . 
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Appendix A - Future Land Use Map 

Greater Downtown Future Land Use Categories 
• ^ ^ ^ Neighborhood Center (MCMLF) | | CommerciaI {COM) | Residential Med High ! RMH ) Conservation (COM} 

Downtown Mixed Use | IndustriaUIN D) | Residential High Mixed U s e or Res id. Med High Q | Urban Residential Mixed U s e :U RMU ) 

Business Far* Mixed Use Commercial Industrial {C I) Par* {PK) 
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Appendix B - Zoning Map 
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Appendix C - Proposed Conceptual Plans for Traffic Circulation and Trails 
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I • Greater Downtown Plan Area 
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Road Classifications 
Principal Arterial 
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Riverfront Trail 



PROPOSED TRAILS PLAN 
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Appendix D - Development Concepts 
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EXHIBIT B: Amendment to the text of the Comprehensive Plan 

Existing Text: Proposed Text: 

Applicable Zones 
R-16 
R-24 
RO 
B-2 
C-1 
MXR - 3,5,8 
M X G - 3,5,8 
M X S - 3,5,8 
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ATTACHMENT 2 

CITY OF GRAND JUNCTION, COLORADO 
ORDINANCE NO. 

AN ORDINANCE AMENDING THE ZONING AND DEVELOPMENT CODE TO ADD 
SECTION , TO BE KNOWN AS THE GREATER DOWNTOWN OVERLAY 
DISTRICT AND AMENDING SECTION 21.03.020(d) TO INCLUDE THE RO ZONE 
IN THE DOWNTOWN DISTRICT IN THE DOWNTOWN MIXED USE LAND USE 

DESIGNATION 

RECITALS. 

The Greater Downtown Plan recommends adoption of standards and guidelines as an 
zoning overlay for certain areas of Greater Downtown. 

Overlay zoning allows flexibility in the application of zoning standards to areas where 
special considerations apply. An overlay district is superimposed on one or more 
established zoning districts to supplement regulations on development in these districts, 
to permit uses otherwise disallowed, or to implement incentives to development. 

An overlay zone supplements the underlying zone with additional standards, guidelines 
and/or incentives while generally preserving the character of the underlying zone. 
Examples include different setbacks, increased height allowance or varied allowed uses. 
A parcel within the overlay district is simultaneously subject to two sets of zoning 
regulations: the underlying and the overlay zoning standards. 

Overlay zone boundaries are not restricted by the underlying zoning district's boundaries. 
An overlay zone may or may not encompass an entire underlying zoning district. 
Likewise, an overlay zone can cover more than one zoning district, or even portions of 
several underlying zone districts. 

The Greater Downtown Overlay District covers the Central Business District (CBD), 
Residential and Transitional subareas of the Downtown District as well as those 
properties that abut the following defined street corridors: South 5 t h Street, South 7 t h 

Street, Pitkin Avenue, South Avenue and the Riverside Parkway. 

For some of the parcels in the Downtown District with an existing zoning of Residential 
Office (RO), the existing Future Land Use Map shows a land use category of Downtown 
Mixed Use. Presently, the RO district cannot be used to implement the Downtown Mixed 
Use category. However, the nature of these parcels is that they are small and on the 
periphery of the Central Business District so a rezone to a zone district that is acceptable 
in the Downtown Mixed Use Category (e.g. Downtown Business, B-2) would not provide a 
compatible transition to nearby residential areas. Consequently, the text of the 
Comprehensive Plan is revised to include Residential Office (RO) as an acceptable zone 
district to implement the Downtown Mixed Use land use category. 
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The Grand Junction Planning Commission is charged with the legal duty to prepare and 
consider and recommend action to City Council regarding amendments to the Zoning and 
Development Code for the City. 

The Greater Downtown Overlay District was heard in a public hearing by the Grand 
Junction Planning Commission on , 2013 where the Planning Commission 
recommended that the City Council adopt the Overlay. 

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

The Zoning and Development Code is hereby amended to add section entitled 
"Greater Downtown Overlay District" as shown in the attached Exhibit A and as generally 
described in the recitals above. 

The Greater Downtown Overlay District, City of Grand Junction, Colorado, in the form of 
the document attached as Exhibit A hereto, and as recommended for adoption by the 
Grand Junction Planning Commission is hereby adopted. 

The full text of the Ordinance, including the text of the Greater Downtown Overlay District, 
in accordance with paragraph 51 of the Charter of the City of Grand Junction, shall be 
published in pamphlet form with notice published in accordance with the Charter. 

INTRODUCED on first reading the day of , 2013 and ordered published 
pamphlet form. 

PASSED and ADOPTED on second reading the day of , 2013 and 
ordered published in pamphlet form. 

President of City Council 

ATTEST: 

City Clerk 
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INTRODUCTION 

O n e of t h e f i rst s teps in i m p l e m e n t i n g t h e Grea te r D o w n t o w n Plan is a zon ing over lay . The over lay is 

i n t ended to p rov ide gu idance and cr i ter ia fo r t he p lann ing , des ign and i m p l e m e n t a t i o n of pub l ic and 

pr iva te i m p r o v e m e n t s in t he G rea te r D o w n t o w n area and is set fo r th in th is d o c u m e n t t o be k n o w n as 

t h e Grea te r D o w n t o w n Over lay Distr ict (Zoning Over lay) . If p roper l y adm in i s te red and a d h e r e d to , t he 

s tandards and gu ide l ines shou ld resul t in pub l ic and pr ivate d e v e l o p m e n t i m p r o v e m e n t s (or a 

c o m b i n a t i o n thereo f ) tha t ach ieve , as a m i n i m u m , a c o m m o n level of qua l i ty in t e rms of s i te des ign , 

a rch i tec tu ra l des ign , landscap ing and o the r si te i m p r o v e m e n t s . 

The genera l pu rposes of t he s tandards and gu ide l ines are to suppor t t h e overa l l goa ls of t he G rea te r 

D o w n t o w n P lan . 

• M a i n t a i n and e n h a n c e t h e e c o n o m i c , cu l tura l and socia l v i ta l i ty of G rea te r D o w n t o w n P r o m o t e 
d o w n t o w n l iv ing by p rov id ing a w i d e range of hous ing oppo r tun i t i es in app rop r ia te areas w i th in 

G r e a t e r D o w n t o w n . 

E n h a n c e the t ranspo r ta t i on sys tem to a c c o m m o d a t e a u t o m o b i l e s , b ikes and pedes t r ians , and 

p rov ide a d e q u a t e , conven ien t park ing . 

• Stab i l ize, p reserve , p ro tec t and e n h a n c e the d o w n t o w n res ident ia l ne i ghbo rhoods . 

• P r o m o t e and p ro tec t t he un ique ident i ty of t he Grea te r D o w n t o w n a rea . 

The s tandards and gu ide l ines w e r e d e v e l o p e d u p o n an analys is of t he ex is t ing charac te r of t h e G rea te r 

D o w n t o w n a rea . The area was d iv ided into sub distr ic ts and t h e D o w n t o w n Distr ict was fu r the r d i v ided 

into subareas based o n ex is t ing zon ing , charac te r of ex is t ing d e v e l o p m e n t and po ten t ia l f o r 

r e d e v e l o p m e n t oppor tun i t i es . In add i t i on , p r imary cor r ido rs w e r e ident i f ied fo r w h i c h over lay gu idance 

is c rea ted w i t h t h e a d o p t i o n of t he d o c u m e n t . The sub d is t r ic ts , subareas and p r imary cor r ido rs are 

s h o w n on t h e maps o n t h e f o l l ow ing pages. 

These s tandards s u p p l e m e n t o the r d e v e l o p m e n t regu la t ions such as the City of G r a n d Junc t ion Zon ing 

and D e v e l o p m e n t C o d e , w h i c h inc ludes de ta i led cr i ter ia by zone distr ict , p l anned d e v e l o p m e n t 
regu la t ions , des ign and i m p r o v e m e n t s tandards , s u p p l e m e n t a l use regu la t ions , sign regu la t ions and t h e 

Ci ty T ranspo r ta t i on and Eng inee r i ng Design S tandards (TEDS). In t he ins tance the f o l l ow ing s tandards 

are s i lent o n a d e v e l o p m e n t c o n c e r n , t he ex is t ing regu la t ions shal l app ly . N o n e of t he gu ide l ines and 

s tandards w i t h i n the Zon ing Over lay are i n tended to app ly to p roper t ies w i th in the Nor th Seven th St reet 

His tor ic Res ident ia l Distr ict o r t h e Nor th A v e n u e Cor r i do r Over lay s ince separa te gu ide l ines and 

s tandards have been es tab l i shed t h r o u g h over lays fo r t h o s e areas. 

The s tandards ident i fy des ign a l te rnat ives and spec i f ic des ign cr i ter ia fo r t he v isual charac te r and 

phys ica l t r e a t m e n t of pr ivate d e v e l o p m e n t and pub l ic i m p r o v e m e n t s w i th in G rea te r D o w n t o w n . They 

are a d o p t e d t h rough an over lay zon ing dist r ic t , w h i c h wi l l es tab l ish t h e m e a n s by w h i c h the s tandards 

are adm in i s t e red and e n f o r c e d . The D i rec to r wi l l m a k e all dec is ions and appea ls and va r iance reques ts 

wi l l be heard by the City of G r a n d Junc t i on P lann ing C o m m i s s i o n . The D o w n t o w n D e v e l o p m e n t 

Au tho r i t y (DDA) wi l l be a rev iew agency fo r all app l i ca t ions and wi l l m a k e r e c o m m e n d a t i o n s fo r 

p roposa ls in t he Cent ra l Bus iness Distr ict . 
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CORRIDOR STANDARDS AND GUIDELINES 

1. OVERALL CORRIDOR VISION/CONCEPTS 
The Grea te r D o w n t o w n Over lay Distr ict s tandards fo r t h e G rea te r D o w n t o w n C o m m e r c i a l and 

Industr ial Cor r ido rs in t he Rail and River Distr icts begin to i m p l e m e n t goals of t he Greater Downtown 

Plan to 1) imp rove t h e v isual impac t of d e v e l o p m e n t a long t h e cor r ido rs ; and 2) p r o m o t e h igher 

qua l i ty a rch i tec tu ra l t r e a t m e n t and si te des ign as new d e v e l o p m e n t and r e d e v e l o p m e n t occurs a long 

t h e co r r i do rs . The v isual fea tu res ident i f ied b e l o w de f ine t h e concep ts p r o p o s e d a long the cor r ido rs 

a n d , as i m p l e m e n t e d as n e w d e v e l o p m e n t and r e d e v e l o p m e n t occurs , wi l l shape t h e des i red 

charac te r of t h e bui l t e n v i r o n m e n t . The fea tu res are g r o u p e d into t h ree ca tegor ies : A rch i tec tu ra l 

Fea tu res ; Bu i l d ing M a t e r i a l s ; and S t ree tscape and Si te Des ign . 

A. Architectural Features 
1. Facade m o d u l a t i o n and roof l ine var ia t ions . The cor r idors can be i m p r o v e d t h r o u g h use of 

v isual ly in teres t ing arch i tec tura l f ea tu res tha t are des igned t o reduce mass and sca le , inc lud ing 

var ia t ion in t h e bu i ld ing f o r m w i t h recessed or p ro jec t ing bays and var ia t ion in t he roof l ines . 

2. Facade des ign . Design deta i ls can be used to emphas i ze arch i tec tu ra l fea tu res such as the 

m o d u l a t i o n and roof l ine changes d iscussed above or o the r fea tu res such as en t r yways and 

w i n d o w s . Facade des ign deta i ls tha t break up a f acade and add v isual in terest inc lude : 

a. C o l u m n s and pi lasters tha t he lp break up a hor izon ta l p lane of a bu i ld ing o r o the r si te fea tu re . 
b. Change of mate r ia l such as on an ex ter io r wa insco t i ng pane l . 

c. A c c e n t co lors tha t he lp de f ine a n d / o r accen tua te a rch i tec tu ra l fea tu res . 

3. De f ined ent ry . M a n y of t he o the r a rch i tec tura l fea tu res a b o v e can be used to accen tua te and 

de f ine t h e p r imary en t rance to a bu i ld ing , add arch i tec tu ra l in terest , as we l l as m a k e the bu i ld ing 

m o r e pedes t r i an - o r cus tomer - f r i end ly . 



4. W i n d o w sizes and shapes . The shape and sizes of w i n d o w s used on a bu i ld ing break up the 

f acade , p rov ide v isual var ie ty and p rov ide a pedes t r i an - and c u s t o m e r f r iend ly charac te r . 

5. A w n i n g s and por t i cos . Awn ings and por t i cos are e n c o u r a g e d to he lp p rov ide arch i tec tu ra l 

in terest . 

B. Building Materials 
1. M i x of mater ia ls . Var ia t ions of mater ia ls used on ex ter io r facades break up large bu i ld ing f o r m s 

and wa l l s . 

2. D i f fe rent tex tu res , co lors and tones . Use of d i f fe ren t tex tu res , co lors and t ones p rov ide v isual 

in terest and can be used to accen tua te arch i tec tura l fea tu res . 

C. Streetscape and Site Design 
St ree tscape fea tu res a long the p r imary cor r idors w i th in the Rail and River Distr icts in G rea te r 

D o w n t o w n a lso he lp es tab l ish t h e v isual charac te r of t he cor r ido rs . Examples of t he des i red 

charac ter is t ics are i l lus t ra ted be low . 

1. Bu i ld ing P lacemen t . Bui ld ings are e n c o u r a g e d to be b rough t f o r w a r d on a site t o t h e s t reet o r 

s idewa lk . 



2. Landscap ing . M a n y of t he s t reets w i th in t h e Rail and River Distr icts do not have , nor are 

p l anned to have , a s idewalk . H o w e v e r , s t ree tscape in terest can be c rea ted t h rough landscap ing , 

encou rag ing use of xer i scape concep ts . 

Example Existing Streetscape Landscaping 

3. S t ree tscape Des ign. A n u rban s t ree tscape 

is des i red tha t inc ludes hard sur faces , t ree 

grates and s t reet t rees . This des ign concep t 

exists a long s o m e of t h e cor r idors in t he Rail 

and River Distr ict . The urban s t ree tscape 

a long the s t reet can be b l ended w i t h the site 

des ign of t h e ad jacent parce l so tha t on-s i te 

l andscap ing c o m p l e m e n t s and e n h a n c e s the 

ex is t ing s t ree tscape . 

Existing f h Street Landscaping 

4. De tached s idewa lks . W h e r e poss ib le , d e t a c h e d s idewa lks are des i red a long the c o m m e r c i a l 

and indust r ia l over lay cor r idors and a l ready exist a long s o m e st reets . The park str ip b e t w e e n t h e 

curb and s idewa lk can p rov ide t h e landscape rel ief fo r an abu t t ing d e v e l o p e d p roper ty . 

Existing Detached Sidewalk on Riverside Parkway (left) and South Avenue (right) 



5. O u t d o o r s torage, d isp lay and opera t ions . M i n i m i z e the v isual impact of o u t d o o r s torage, 

d isp lay and opera t i ons areas t h rough p lacemen t on a site beh ind a bu i ld ing, to the rear of the 

p rope r t y o r o t h e r w i s e s c r e e n e d . 

Screening Example on Riverside Parkway 



2. COMMERCIAL CORRIDOR STANDARDS AND GUIDELINES 

The f o l l ow ing C o m m e r c i a l Co r r i do r S tandards and Gu ide l i nes app ly t o t h o s e parce ls o n the sou th s ide 

of Pi tk in A v e n u e b e t w e e n 2 n d St reet and 1 2 t h St reet as s h o w n on t h e m a p b e l o w : all parce ls , or 

aggregat ion of parcels to be d e v e l o p e d tha t have f ron tage o n : 1) t h e east s ide of 2 n d s t ree t b e t w e e n 

Pi tk in A v e n u e and Sou th A v e n u e ; 2) Sou th A v e n u e b e t w e e n 2 n d St reet and 1 2 t h S t reet ; 3) Sou th 7 t h 

Street b e t w e e n Pi tk in A v e n u e and t h e sou th s ide of t he Rivers ide Pa rkway ; 4) St ru thers A v e n u e and 

Rivers ide Pa rkway area f r o m just w e s t of Sou th 7 t h St reet t o t h e a l i gnmen t of 1 2 t h S t reet ; and all parce ls 

b e t w e e n South 7 t h St reet and 1 2 t h s t reet w i th in 100 fee t i m m e d i a t e l y no r th and sou th of t h e cen te r l i ne 

of t h e Rivers ide Pa rkway . This a rea shal l be re fe r red t o he rea f te r as the C o m m e r c i a l Cor r ido r . 

A. New Site Development or Redevelopment 

Policies 

1. In o rde r to p reven t park ing f r o m d o m i n a t i n g the v isual se t t ing of t he C o m m e r c i a l Cor r ido r , f ron t 

yards shal l a l l ow on ly pr inc ipa l s t ruc tures , l andscap ing , s idewa lks , d r i veway access t o park ing areas 

and s ignage. No park ing shal l be a l l o w e d in t h e f ron t ya rd . 

Standards 
1. O u t d o o r s torage and p e r m a n e n t d isp lay areas shal l on ly be a l l owed in t he rear half of t he lot, 

bes ide a n d / o r beh ind the pr inc ipa l s t ruc tu re . For p roper t ies w i t h m o r e t h a n one s t reet f ron tage , t h e 

f ron t of t he lot shal l be c o n s i d e r e d , fo r pu rposes of th is s tanda rd , to be t h e s ide abut t ing t h e h igher o r 

h ighest o rde r s t reet . Por tab le d isp lay of retai l m e r c h a n d i s e m a y be pe rm i t t ed subject to t h e 

p rov is ions of t he Zon ing and D e v e l o p m e n t C o d e . 



2. 1. In o rde r to p reven t park ing f r o m d o m i n a t i n g the v isual set t ing of t he C o m m e r c i a l Cor r ido r , f ron t 

yards shal l a l l ow on ly pr inc ipa l s t ruc tures , l andscap ing , s idewa lks , d r i veway access t o park ing areas 

and s ignage. No park ing shal l be a l l o w e d in t h e f ron t ya rd . Al l park ing tha t is accessory to a pr inc ipa l 

use shal l be loca ted beh ind o r to t he s ide of t he bu i ld ing . 

3. Front ya rd se tbacks fo r pr inc ipa l s t ruc tu res on parcels w i t h i n the C o m m e r c i a l Co r r i do r a re r educed 

t o zero feet . 

4 . Res ident ia l uses are a l l o w e d as a l l o w e d in t he Light C o m m e r c i a l (C-1) zone distr ic t in t he Zon ing 

and D e v e l o p m e n t C o d e , regard less of h o w the p rope r t y is z o n e d . 

B. Architectural Design of New Buildings/Additions or Substantial Exterior Remodel 

PolicyStandards 
For cons t ruc t i on of n e w bui ld ings and add i t i ons , or substant ia l ex ter io r r e m o d e l (see de f in i t ion 

be low) , any facade(s) on all bu i ld ings tha t face a s t reet w i t h i n t h e C o m m e r c i a l Cor r i do r shal l be 

des igned to re late d i rec t ly to and re in fo rce the pedes t r ian scale and qual i ty of t he abu t t i ng s t reets , 

c iv ic and o p e n spaces . 

Standards 
2 1 . A n y facade(s) of a n e w bu i ld ing , add i t i on o r substant ia l ex te r io r r e m o d e l (see de f in i t ion in 3 

be low) tha t face a s t reet w i th in the C o m m e r c i a l Cor r i do r or tha t face the pub l ic p roper t y con ta in ing 

t h e River f ront Tra i l , shal l have v isual ly in teres t ing arch i tec tu ra l fea tu res and pa t te rns tha t are 

des igned to reduce mass and scale and ref lect t h e des i red v is ion fo r t he cor r ido rs as desc r ibed in 

Sec t ion 1 o n pages 8 t h rough 11 . In o r d e r to do so, t he facade(s) of a new bu i ld ing , add i t i on or 

subs tan t ia l r e m o d e l tha t face a s t reet w i t h i n t h e C o m m e r c i a l Co r r i do r shal l exh ib i t a m i n i m u m of 

t h r e e of t h e f o l l ow ing n ine a rch i tec tu ra l des ign e lemen ts . 

a. Va r ia t i on in mater ia ls , mate r ia l m o d u l e s , exp ressed jo in ts and deta i ls , sur face rel ief and tex tu re 

to break up bu i ld ing f o r m s and wa l l sur faces. Such deta i l ing may inc lude sil ls, headers , bel t 

cou rses , reveals , p i lasters, w i n d o w bays or s imi la r f ea tu res . 

b. Facade a r t i cu la t ion /va r ia t i on such as recessed or p ro jec t ing bays or p i l a s t e r / c o l u m n 

pro jec t ions a m i n i m u m of every 30 feet . 

c. Va r ia t i on in co lo r . 

d . Facade fea tu re tha t emphas i zes t h e p r imary bu i ld ing en t rance t h r o u g h pro jec t ing o r recessed 
f o r m s , de ta i l , co lo r a n d / o r mater ia ls . 

e. Va r ia t i on in roof l i nes / roo f mater ia ls in o rde r to add in terest to and reduce the scale of 

bu i ld ings or expanses of b lank w a l l . Th is can be a c c o m p l i s h e d t h rough des ign e l e m e n t s such as 

o v e r h a n g s / e a v e s , recesses /p ro jec t i ons , ra ised co rn i ce parapets ove r doors or bays and peaked 

roof f o r m s . 

f. Sc reen ing of mechan i ca l e q u i p m e n t e i ther loca ted on the roof o r on t h e g r o u n d . 

g. W i n d o w s . 



h. W i n d o w or en t ry awn ing . 

i. O t h e r a rch i tec tu ra l fea tu res tha t ach ieve t h e goals of t he overa l l co r r ido r v i s i o n / c o n c e p t as 

ou t l i ned o n pages 8 t h rough 11 as d e t e r m i n e d by the Di rec tor . 

3 2 . Def in i t ion of Substant ia l Exter ior R e m o d e l - Exter ior bu i ld ing a l te ra t ion tha t is g rea ter t han or 

equa l to 65 percen t of t he va lue of t he ex is t ing si te and bu i ld ing . This inc rease shal l t r igger 100 

pe rcen t site d e v e l o p m e n t c o m p l i a n c e and 100 percen t a rch i tec tu ra l s tandards c o m p l i a n c e . Va lue 

shal l be t h e g rea te r of: to ta l ac tua l va lue per t he M e s a Coun t y Assesso r ; o r a cur ren t appra isa l . 

Guidelines 
1. Exter ior bu i ld ing mater ia ls shou ld be du rab le , econom ica l l y m a i n t a i n e d , and of a qua l i ty tha t wi l l 

re ta in the i r a p p e a r a n c e over t ime . 

C. Landscaping for New Site Development or Redevelopment 

Standards 

1. On-s i te landscap ing shal l be requ i red per t h e Zon ing and D e v e l o p m e n t C o d e . The to ta l a m o u n t of 

requ i red landscap ing m a y be r e d u c e d by the D i rec to r if a m i n i m u m of t w o of t h e f o l l ow ing f ive 

cond i t i ons exist o r are p r o p o s e d . 

a. A h igher qual i ty of a rch i tec tu ra l des ign is ach ieved w i t h g rea te r t h a n t h r e e of t he arch i tec tu ra l 

des ign e l e m e n t s l is ted in B above . 

b. Fif ty pe rcen t (50%) o r m o r e of t h e bu i ld ing f acade is se tback no m o r e t han 15 feet . 

c. St reet t rees and o the r f i n i shed landscap ing or ha rdscape exists w i t h i n t he pub l ic s t reet 

i m m e d i a t e l y in f ron t of t h e p roper ty . 

d . A l l park ing is loca ted to t he s ide a n d / o r rear of t h e bu i ld ing . 

e. A l l o u t d o o r s to rage and ope ra t i ons are loca ted beh ind the bu i ld ing . 

D. Signage 

Standards 

1. On ly f lush wa l l and m o n u m e n t style signs are a l l owed on t h e parcels tha t have f ron tage on 7 t h 

Street , S t ru thers A v e n u e , a n d / o r Rivers ide Pa rkway w i th in t h e C o m m e r c i a l Cor r ido r . Flush wa l l signs 

are a l l o w e d in acco rdance w i t h the Zon ing and D e v e l o p m e n t C o d e . M o n u m e n t signs shal l be a 

m a x i m u m of 12 fee t in height w i t h a m a x i m u m to ta l of 100 square fee t per sign face a l l o w e d per 

parce l . I l luminat ion shal l c o m p l y w i th the Zon ing and D e v e l o p m e n t C o d e . 

2. N e w of f p rem ise signs and b i l lboards as de f i ned by t h e Zon ing and D e v e l o p m e n t C o d e are not 

a l l o w e d on p roper t ies w i th in t h e C o m m e r c i a l Cor r ido r . O f f - p rem ise signs and b i l lboards as de f i ned by 

t h e Zon ing and D e v e l o p m e n t C o d e tha t d id not exist as of (insert effective date of the ordinance) are 

not a l l owed o n p roper t ies w i t h i n t he C o m m e r c i a l Cor r ido r . 

3. INDUSTRIAL CORRIDOR STANDARDS AND GUIDELINES 



The fo l l ow ing Industr ial Cor r i do r s tandards and gu ide l ines apply to all p roper t ies or aggregat ion of 

parce ls to be d e v e l o p e d w i t h f ron tage o n 5 t h St reet or t he 5 t h S t ree t /R i ve rs ide Pa rkway in te rsec t ion 

Right -o f -way, south of South A v e n u e to the River, 

re fe r red t o he rea f te r as t h e 5 t h St reet Industr ial Cor r ido r , 

and on Rivers ide Pa rkway f r o m t h e east edge of 1 2 t h 

Street , e x t e n d e d a long the Rivers ide Parkway , east to 28 

R o a d , re fe r red to he rea f te r as t h e Rivers ide Pa rkway 

Industr ial Cor r idor . P lease see the maps be low . 

Co l lec t ive ly , the t w o shall be re fer red to as the Industr ial 

Cor r ido rs . 

5 t h Street Industrial Corridor 

Riverside Parkway Industrial Corridor 

A. 5 t h Street Industrial Corridor Standards 



1. No n e w o u t d o o r uses and ope ra t i ons shal l be a l l owed on parcels tha t have f ron tage o n 5 t h 

Street o r o n t h e r ight -o f -way fo r t h e 5 t h S t ree t /R i ve rs ide Pa rkway in te rchange . M a x i m u m 

expans ion and cons t ruc t i on of any o u t d o o r uses and ope ra t i ons (such as o u t d o o r o p e r a t i o n of rail 

yards , sa lvage yards , etc.) o n p roper t ies tha t abut t he 5 t h S t reet r igh t -o f -way shal l be 25 percen t of 

t h e to ta l square f oo tage as it ex is ted o n (insert effective date of the ordinance). 

2. For uses tha t requ i re sc reen ing per t he Zon ing and D e v e l o p m e n t C o d e and wi l l be v is ib le f r o m 

the e leva ted por t ions of t he 5 t h St reet v iaduct , sc reen ing shal l be p rov ided on the v iaduc t tha t 

l imi ts v iews to ad jacent uses but stil l p rov ides longer v istas t o t h e east (Grand M e s a ) and w e s t 

(Co lo rado Nat iona l M o n u m e n t and U n c o m p a h g r e P la teau) . For uses tha t requ i re sc reen ing per 

t he Zon ing and D e v e l o p m e n t C o d e and wi l l be v is ib le f r o m t h e e leva ted por t ions of t he 5 t h St reet 

v iaduct , sc reen ing shal l be p rov ided on the v iaduc t tha t l imits v iews t o ad jacen t uses but sti l l 

p rov ides longer v istas to t he east (Grand M e s a ) and w e s t (Co lo rado Nat iona l M o n u m e n t and 

U n c o m p a h g r e P la teau) , in acco rdance w i t h C D O T spec i f i ca t ions as fo l l ows , " 3 6 " x 3 / 8 " x 11 ga 

Co re , 10 ga f in ish v iny l coa ted cha in l ink. The City m a y accep t p a y m e n t in l ieu of sc reen ing ; t h e 

a m o u n t of t h e payment - in - l i eu may be es tab l i shed by reso lu t ion of t he City Counc i l . 

3. O f f - p rem ise signs and b i l lboards as de f i ned by t h e Zon ing and D e v e l o p m e n t C o d e tha t d id not 

exist as of (insert effective date of the ordinance) are not a l l owed on p roper t ies w i t h i n t h e 5 t h 

Street Industr ial Cor r ido r . 

B. Riverside Parkway Industrial Corridor Standards 

1. N e w Site D e v e l o p m e n t o r R e d e v e l o p m e n t 

a. Serv ice en t rances , serv ice yards and load ing areas shal l be loca ted on ly in t he rear o r s ide ya rd . 

For p roper t ies w i t h m o r e t han one st reet f ron tage , t he f ron t ya rd shal l be c o n s i d e r e d , fo r 

pu rposes of th is s tanda rd , to be t h e s ide abu t t i ng the h igher o r h ighest o rde r s t reet . The rear and 
s ide yards are any o the r s ides tha t do not m e e t t h e de f in i t ion of a f ron t ya rd . A l ong t h e Rivers ide 

Pa rkway r ight -o f -way, a s ix- foot (6') high so l id f e n c e or wa l l of s tone , w o o d or m a s o n r y shal l 

s c r e e n : each serv ice ya rd or a rea f r o m ad jo in ing single fami l y res ident ia l zones and uses w h i c h are 

not separa ted by a s t reet (not coun t ing an al ley o r any easemen t ) . 

b. O u t d o o r s torage and p e r m a n e n t d isp lay areas shal l be a l l o w e d per t h e zone distr ic t of t he 

p roper ty . A n y s torage in t he f ron t ya rd ad jacent to t he Rivers ide Parkway r igh t -o f -way shal l be 

sc reened w i t h a s ix- foot high so l id a rch i tec tu ra l wa l l cons t ruc ted of s tone , m a s o n r y o r 

c o m b i n a t i o n t h e r e o f w i t h a m i n i m u m 14- foot landscape buf fe r p rov ided ou ts ide of t h e wa l l unless 

mod i f i ed per t he landscap ing sec t ion b e l o w . 

c. The f ron t ya rd se tback fo r pr inc ipa l s t ruc tures on parcels w i t h i n t h e Rivers ide Pa rkway 

Industr ial Cor r i do r is reduced to zero feet . 

2. A rch i tec tu ra l Design of N e w Bui ld ings o r Substant ia l Exter ior R e m o d e l 

a. A n y s ide of a n e w bu i ld ing , add i t i on or subs tan t ia l r e m o d e l tha t faces the Rivers ide Pa rkway or 

t h e pub l ic p rope r t y con ta in ing t h e River f ront Trai l shal l exh ib i t a m i n i m u m of t h ree of t he 

f o l l ow ing eight a rch i tec tu ra l des ign e l e m e n t s : 



(i) Va r ia t i on in mater ia ls . 

(ii) Fagade modu la t i on /a r t i cu l a t i on a m i n i m u m of every 30 fee t . 

(iii) Va r ia t i on in co lor . 

(iv) Facade fea tu re tha t emphas i zes t h e p r imary bu i ld ing en t rance . 

(v) Va r ia t i on in roo f l ine . 

(vi) W i n d o w s . 

(vii) W i n d o w or en t ry a w n i n g . 

(viii) O the r a rch i tec tu ra l fea tu res tha t ach ieve the goals of t he overa l l co r r i do r 

v i s i o n / c o n c e p t as ou t l i ned o n pages 8 t h rough 11 as d e t e r m i n e d by the Di rec tor . 

3. Landscap ing fo r N e w Site D e v e l o p m e n t or R e d e v e l o p m e n t 

a. On-s i te landscap ing shal l be requ i red per t h e Zon ing and D e v e l o p m e n t C o d e . The to ta l a m o u n t 

of requ i red landscap ing m a y be reduced by the Di rec tor if a m i n i m u m of t w o of t he f o l l ow ing f ive 

cond i t i ons exist o r are p r o p o s e d : 

(i) A h igher qua l i ty of a rch i tec tu ra l des ign is ach ieved w i th g rea te r t han t h ree of t h e 

a rch i tec tu ra l des ign e l emen ts l is ted in 2 above . 

(ii) Fifty pe rcen t (50%) or m o r e of t he bu i ld ing fagade has no m o r e t han a 20- foo t setback. 

(iii) St reet t rees exist w i t h i n the abu t t i ng pub l ic s t reet . 

(iv) Al l park ing is loca ted t o t h e s ide a n d / o r rear of t he bu i ld ing . 

(v) Al l o u t d o o r s to rage and ope ra t i ons are loca ted beh ind t h e bu i ld ing . 

4 . S ignage 

a. On ly f lush wa l l and m o n u m e n t sty le signs are a l l owed on t h e Rivers ide Pa rkway Industr ial 

Co r r i do r p roper t ies . Flush wa l l signs are a l l o w e d per t he Zon ing and D e v e l o p m e n t C o d e . 

M o n u m e n t signs shal l be a m a x i m u m of 12 fee t in height w i th a m a x i m u m to ta l of 100 square fee t 

per sign face a l l o w e d per parce l . 

b. O f f - p rem ise signs and b i l lboards as de f i ned by t h e Zon ing and D e v e l o p m e n t C o d e tha t d id not 

exist as of (insert effective date of the ordinance) are not a l l owed on p roper t ies w i t h i n t h e 

Rivers ide Pa rkway Industr ial Cor r ido r . 

DOWNTOWN DISTRICT STANDARDS AND GUIDELINES 

1. OVERALL DOWNTOWN DISTRICT VISION/CONCEPTS 
In o rde r to i m p l e m e n t t h e Greater Downtown Plan, t he f o l l ow ing zon ing over lay s tandards have been 

d e v e l o p e d fo r t he subareas of t h e D o w n t o w n Distr ict . App l i ca t i on of t he s tandards and gu ide l ines wi l l 

beg in to i m p l e m e n t goals of t h e p lan t o : 

• M a i n t a i n and e n h a n c e t h e e c o n o m i c , cu l tura l and socia l v i ta l i ty of t he D o w n t o w n Distr ict . 

• P r o m o t e d o w n t o w n l iv ing by p rov id ing a w i d e range of hous ing oppo r tun i t i es . 

Enhance the t ranspo r ta t i on sys tem to a c c o m m o d a t e a u t o m o b i l e s , t rans i t , b ikes and 

pedes t r ians , and p rov ide a d e q u a t e , conven ien t park ing . 

• Stabi l ize and e n h a n c e the h is tor ic res ident ia l n e i g h b o r h o o d s . 

• Establ ish and p r o m o t e a un ique ident i ty fo r each of t he subareas of t h e D o w n t o w n Distr ict . 

• P reserve and res tore s igni f icant h is tor ic s t ruc tures . 



• Ac t i va te the edges of t he d o w n t o w n parks w i t h m i x e d use and p r o g r a m m e d / a c t i v e use of t he 

parks as u rban o p e n space ra ther t h a n pass ive g reen parks. 

2. DOWNTOWN DISTRICT AREA-WIDE POLICIES, STANDARDS AND GUIDELINES 

A. Policies 

1. M a i n t a i n and e n h a n c e the e c o n o m i c , cu l tura l and socia l v i ta l i ty of d o w n t o w n 

2. P r o m o t e d o w n t o w n l iv ing by p rov id ing a w i d e range hous ing oppo r tun i t i es 

3. Enhance t h e t ranspo r ta t i on sys tem to a c c o m m o d a t e a u t o m o b i l e s , b ikes and pedes t r ians and 

p rov ide a d e q u a t e , conven ien t park ing 

4. Stabi l ize and e n h a n c e t h e h is tor ic res ident ia l n e i g h b o r h o o d s 

5. Establ ish and p r o m o t e a un ique ident i ty 

6. P reserve and res tore s igni f icant h is tor ic s t ruc tures 

7. Ac t i va te the edges of t he d o w n t o w n parks w i t h m ixed use and p r o g r a m m e d / a c t i v e use of t he park 

as u rban o p e n space ra ther t h a n pass ive g reen parks. 

B. Standards 

Due to t h e cons t ra in ts of many d o w n t o w n proper t ies and the Ci ty 's des i re to p r o m o t e i m p r o v e m e n t 

and r e d e v e l o p m e n t in t h e D o w n t o w n Distr ict , t he D i rec to r m a y m a k e reasonab le excep t ions to t he 

p rov is ions of t he Zon ing and D e v e l o p m e n t C o d e and the G rea te r D o w n t o w n Over lay Distr ict to bulk 

s tandards (except fo r bu i ld ing height) , l andscap ing , park ing o r o the r use-spec i f i c spec ia l regu la t ions 

fo r p roper t ies tha t are w i th in t h e Cent ra l Bus iness Distr ict (CBD), T rans i t iona l or Res ident ia l subareas . 

The f o l l ow ing cr i ter ia shal l be used to cons ide r excep t ions f r o m the bulk s tandards , l andscap ing , 

park ing or o the r use-spec i f ic spec ia l regu la t ions . 

1. Hardsh ip U n i q u e to Proper ty , No t Sel f - In f l ic ted. The re are excep t iona l cond i t i ons c rea t ing an 

u n d u e hardsh ip , app l i cab le on ly t o t h e p roper t y invo lved or t he i n tended use the reo f , w h i c h do 

not app ly genera l l y to t he o the r land areas o r uses w i th in s imi la r zone dist r ic ts, and such 

excep t i ona l cond i t i ons or u n d u e hardsh ip w a s not c rea ted by t h e ac t ion or inac t ion of t h e 

app l i can t or o w n e r of t he p roper ty ; 

2. Spec ia l Pr iv i lege. The excep t i on shal l no t con fe r o n the app l i can t any spec ia l pr iv i lege tha t is 

d e n i e d to o the r lands or s t ruc tures w i t h i n s imi lar zone d is t r ic ts ; 

3. Li teral In terpre ta t ion . The l i teral i n te rp re ta t ion of t he prov is ions of t he regu la t ions w o u l d 

dep r i ve the app l i can t of r ights c o m m o n l y en joyed by o the r p roper t ies in s imi la r zon ing dist r ic ts 
and w o u l d wo rk unnecessary and u n d u e hardsh ip on the app l i can t ; 

4 . G rea te r D o w n t o w n Plan Goa ls . The p roposa l actua l ly mee ts overa l l goals of t he Plan be t te r 

t h a n if s tandards are f o l l o w e d ; 

5. C o n f o r m a n c e w i th the Purposes of t he Zon ing Over lay and the Zon ing and D e v e l o p m e n t C o d e . 

The gran t ing of an excep t i on shal l not conf l ic t w i th the pu rposes and in tents exp ressed or imp l ied 

in th is Zon ing Over lay or t he Zon ing and D e v e l o p m e n t C o d e ; and 



6. C o n f o r m a n c e w i th C o m p r e h e n s i v e P lan . The grant ing of an excep t i on shal l no t conf l ic t w i t h 

t h e goals and pr inc ip les in t he Ci ty 's C o m p r e h e n s i v e P lan . 

C. Guidelines 

1. Pro jects wi l l i nc lude g o o d , i n t e r connec ted t r anspo r ta t i on cho ices fo r be t te r access and be t te r 

hea l th . 

2. Traf f ic ca lm ing measu res wi l l be p rov ided w h e r e app rop r i a te , inc lud ing pedes t r ian re fuge areas, 

m e d i a n s , l andscap ing and co rne r bu lb -ou ts . 

3. CENTRAL BUSINESS DISTRICT (CBD) STANDARDS AND GUIDELINES 

The f o l l ow ing s tandards and gu ide l ines 

app ly to t h e C B D area s h o w n on t h e 

m a p (blue area) . Fur ther d e v e l o p m e n t 

and i m p l e m e n t a t i o n of t hese concep ts 

wi l l be d o n e in coo rd ina t i on w i t h the 

DDA. The s tandards and gu ide l ines are 

i n tended to app ly to n e w d e v e l o p m e n t 

o r r e d e v e l o p m e n t w i t h i n the a rea . 

A. Application of Standards and 
Guidelines 

1. Un less o t h e r w i s e no ted b e l o w , all of 

t h e s tandards and gu ide l ines shal l app ly 

unde r t he f o l l ow ing cond i t i ons : 

a. Cons t ruc t i on of a n e w bu i ld ing 

b. A d d i t i o n - Cons t ruc t i on of an add i t i on to an ex is t ing bu i ld ing if t h e add i t i on increases to ta l 

bu i ld ing square f oo tage by 100 percen t o r g rea te r (basel ine is bu i ld ing square f oo tage of ex is t ing 

bu i ld ing on (insert date ordinance becomes effective, 2013) . This expans ion s tandard is 

cumu la t i ve af ter th is da te in 2013 . O n c e square foo tage has e x c e e d e d 100 percen t of t h e 2013 

square foo tage , t h e s tandards and gu ide l ines shal l app ly to all f u r the r expans ions . 

c. Substant ia l Exter ior R e m o d e l - Exter ior bu i ld ing a l te ra t ion tha t is g rea te r t h a n or equa l to 65 

pe rcen t of t he va lue of t he ex is t ing site and bu i ld ing . This increase shal l t r igger 100 percen t si te 
d e v e l o p m e n t c o m p l i a n c e and 100 percen t a rch i tec tura l s tandards c o m p l i a n c e . This shal l not 

t r igger t h e r e q u i r e m e n t of m i n i m u m height . V a l u e shal l be t h e to ta l actual va lue per t he M e s a 

Coun t y Assesso r o r t he appra i sed va lue based o n an appra isa l c o m p l e t e d by a cer t i f ied appra ise r 

l i censed to do bus iness in t he State of C o l o r a d o ut i l iz ing t h e " c o s t " a p p r o a c h . 

2. The s tandards and gu ide l ines do not app ly t o : 

a. Cons t ruc t i on of an add i t i on to an ex is t ing bu i ld ing if t h e add i t i on wi l l increase t h e to ta l bu i ld ing 

square f oo tage by less than 100 percen t (basel ine is bu i ld ing square f oo tage of ex is t ing bu i ld ing on 

(insert date ordinance becomes effective), 2013) . This expans ion s tandard is cumu la t i ve af ter th is 



da te in 2013 . O n c e square f oo tage has e x c e e d e d 100 pe rcen t of t he 2013 square foo tage , t he 

s tandards and gu ide l ines shal l app ly to all f u r the r expans ions . 

b. Exter ior bu i ld ing a l te ra t ion tha t does not exceed 65 pe rcen t of t he va lue of t h e ex is t ing site and 

bu i ld ing (value d e t e r m i n e d as set fo r th above) . 

c. Interior r e m o d e l of an ex is t ing bu i ld ing . 

d. This Zon ing Over lay does not p roh ib i t rezon ing to a f o r m - b a s e d zone w i th i n the D o w n t o w n 

Distr ict and th is Zon ing Over lay shal l not app ly to p roper t ies w i t h i n a f o r m - b a s e d zone w i th i n the 

D o w n t o w n Distr ict . 

B. Overall Central Business District (CBD) Vision/Concepts/Policies 

1. Ac t i va te the D o w n t o w n Co re a rea s t reets t h rough 

e m p h a s i s on h igher pedes t r ian t ra f f ic , bus inesses o n 

t h e g r o u n d level tha t are o r i en ted t o w a r d s a t t rac t ing 

h igher pedes t r i an v o l u m e s , and bui ld ings tha t " tu rn 

t h e c o r n e r " ( invite act iv i ty o n bo th t h e p r imary and 

cross st reets) . Refer to t h e CBD Core A r e a m a p on 

page 19. 

Existing Downtown Street Activity 

2. M a i n t a i n t h e p r o m i n e n c e of bu i ld ings a long t h e s t reets by m in im iz ing bu i ld ing se tbacks . 

3. Encourage high qual i ty , c o m p a t i b l e des ign fo r all n e w bui ld ings and es tab l ish a cohes i ve 

a rch i tec tu ra l c h a r a c t e r / t h e m e tha t ha rmon i zes new s t ruc tures w i t h t h e 

ex is t ing bu i ld ings t h r o u g h c o m m o n mater ia ls , scale and basic 

a rch i tec tu ra l deta i ls as ou t l i ned in g rea te r deta i l in t h e f o l l ow ing 
s tandards and gu ide l ines . 

4 . Typ ica l bu i ld ing mater ia ls f o u n d in t he CBD mater ia ls are t rad i t iona l 

and w e a t h e r w e l l , a l l ow a b road var ie ty in a p p e a r a n c e and ensu re 

bui ld ings are of high qual i ty . To fac i l i ta te t he c rea t ion 

of a cohes i ve arch i tec tu ra l c h a r a c t e r / t h e m e fo r n e w bui ld ings, add i t i ons 

o r ex ter io r r e m o d e l s in t h e D o w n t o w n Core , t he f o l l ow ing ex te r io r 

f in ishes are mos t app rop r i a te : br ick, sands tone , s tucco , me ta l c ladd ing , 

t i les , w o o d , g laz ing and deco ra t i ve conc re te mason ry uni ts ( C M U ) . 
Example Downtown 
Building Materials 



5. Encourage high dens i ty , m ixed -use d e v e l o p m e n t 

and s t ruc tures (e.g. retai l at s t reet level and 

res ident ia l o r o f f ice above) . 

Existing Downtown Mixed Use 

6. Encourage gradua l scale t rans i t ions b e t w e e n the CBD and ad jacent n e i g h b o r h o o d s . Tal ler bu i ld ings 

wi l l be loca ted in t he cen te r and sou the rn and w e s t e r n p e r i m e t e r of t h e C B D , w i t h shor te r bui ld ings 

o n t h e no r the rn and eas te rn edges of t h e C B D . 

7. Encourage max im iz ing bu i ld ing scale and in tens i t y /dens i t y by o f fe r ing incent ives to bu i ld a b o v e t h e 

requ i red m i n i m u m height . 

8. M i n i m i z e s ingle use, sur face park ing t h r o u g h o u t t he C B D . 

9. M a i n t a i n s t ree tscapes d o m i n a t e d by bui ld ings w i t h park ing loca ted b e h i n d . Cons ide r e l im ina t i on 

of ex is t ing curb cuts as a p e r f o r m a n c e benef i t . 

10. Encourage sha red park ing. 

11 . Encourage new infil l d e v e l o p m e n t o n ex is t ing, under -u t i l i zed sur face park ing lots. 

12. P rov ide s t ree tscape deta i ls and landscap ing tha t c o m p l i m e n t t h e arch i tec tura l charac te r of t he 

C B D and exh ib i t u rban charac te r . 

13. C rea te ent r ies to t he CBD at s t rategic locat ions as s h o w n on t h e W a y f i n d i n g and Signage M a p in 

t h e G rea te r D o w n t o w n Plan repor t . E n h a n c e m e n t s m a y inc lude l andscaped med ians , co rne r bulbs 

and spec ia l s igns. 

14. The DDA wi l l assist in deve lop ing sign s tandards and gu ide l ines fo r pr ivate s ignage p laced on 

bui ld ings or as f rees tand ing signs fo r cons ide ra t i on and a d o p t i o n by the City. 

C. Overall Central Business District (CBD) Standards 

1. M a x i m u m bu i ld ing he ight in t h e CBD shal l be 90 feet . A one - t ime increase of up t o 25 percen t per 

p rope r t y m a y be cons ide red by t h e G r a n d Junc t i on P lann ing C o m m i s s i o n . 

2. Bui ld ings shal l be set back a m i n i m u m of 20 fee t f r o m the s t reet on Ch ipe ta and O u r a y A v e n u e s . 

3. The bu i ld ings wi l l s tep d o w n so tha t t he f ron t fagade of t h e bui ld ings tha t are d i rec t ly across O u r a y 

and Ch ipe ta A v e n u e s f r o m res ident ia l bu i ld ings or uses are no ta l le r t h a n 40 feet . M i n i m u m dep th of 

t h e s tep shal l be 10 feet . 



Example of Building Stepping Down to Single Family Residential Scale 

4. Scale and mass ing of bu i ld ings o r po r t ions of bui ld ings a long Ouray and Ch ipe ta A v e n u e s wi l l be 

c o m p a t i b l e w i t h res ident ia l sca le . 

5. If o f f -s t reet park ing is p r o v i d e d , it shal l be loca ted beh ind bui ld ings o n pr iva te p roper ty . If t he 

p rope r t y abuts an al ley, t he park ing a rea shal l t ake access f r o m the al ley. If t he p rope r t y has m o r e 

t h a n o n e st reet f ron tage , " b e h i n d t h e bu i l d ing " shal l m e a n o n the oppos i t e s ide of t he bu i ld ing f r o m 

t h e f ron t d o o r or t h e ma in pub l ic d o o r en t rance to t he bu i ld ing . 

6. M a x i m i z e oppor tun i t i es fo r on -s t ree t park ing by m in im iz ing curb cuts a long the s t reet . 

7. Al l pedes t r i an level l ight ing shal l be down l i t a n d , if o n po les , shal l be in a h is tor ical s ty le l ight 

s tanda rd . 

8. The s t ree tscape a long G r a n d A v e n u e and 4 t h and 5 t h S t reets nor th to Ouray A v e n u e w i th i n t h e CBD 

wi l l con t i nue in a des ign c o m p a t i b l e w i t h t h e ex is t ing i m p r o v e m e n t s a long G r a n d A v e n u e (e.g. 

deco ra t i ve p a v e m e n t and s t reet t rees) . 

9. Landscap ing is expec ted t o c o m p l y w i t h t h e Zon ing and D e v e l o p m e n t C o d e per t h e requ i r emen ts of 

t h e zone distr ic t . The Di rec tor m a y a p p r o v e var ia t ions fo r new d e v e l o p m e n t or r e d e v e l o p m e n t in t he 
C B D if: 1) s t reet t rees exist w i th in the abu t t i ng pub l ic s t reet ; and 2) s t ree tscape e l e m e n t s (p lant ings, 

l ow wal ls a n d / o r s t reet fu rn i tu re) are p r o p o s e d w i t h the d e v e l o p m e n t cons is ten t w i t h the u rban 

des ign charac te r of t h e C B D . 

10. The s t ree tscape a long 5 t h and 6 t h S t reets nor th of O u r a y A v e n u e t o Ch ipe ta A v e n u e w i th i n t h e CBD 

shal l t rans i t ion b e t w e e n the u rban ha rdscape and a m o r e res ident ia l s t ree tscape charac te r (e.g. 

d e t a c h e d s idewalk , l andscap ing in park str ip b e t w e e n curb and s idewa lk and st reet t rees) . 

Existing Grand Avenue Streetscape 



D. Central Business District Core Area (Downtown Core or Core Area) Guidelines 

1. Fagade deta i l ing shou ld be c o m p a t i b l e w i t h , but not be ident ica l to , tha t of a ne ighbor ing h is tor ic 

bu i ld ing . N e w facades shou ld have the i r o w n , un ique des ign . To c rea te cont inu i ty , hor i zon ta l l ines 

shou ld be in a l i gnmen t w i t h ne ighbor ing bui ld ings. 

2. Ent rances are o f t en the p r imary foca l po in t of a bu i ld ing a n d , as such , shou ld be des igned to f i t 

w i t h the overa l l charac te r of t he a rea . 

3. D o o r w a y s may be f i n i shed w i t h paints, s ta ins, me ta l 

and a l u m i n u m c ladd ing set t o m a t c h the ex is t ing t r im 

co lo rs . 

4 . Single, d o u b l e , revo lv ing and co rne r d o o r w a y s are 

accep tab le in n e w cons t ruc t i on or substant ia l r emode l s . 

5. O n uppe r f loors of s t ree t - fac ing facades o n bui ld ings 

ta l le r t h a n the t rad i t i ona l t h ree s tor ies in t h e C B D , 

cons ide r s tepp ing back the uppe r f loors a m i n i m u m 
d e p t h of 10 fee t in o rde r to e n h a n c e the t rad i t iona l scale 

of t h e C B D and ensure a d e q u a t e air and light at t he 

s idewa lk leve l . 

E. Central Business District Core Area (Downtown Core or Core Area) Standards 

The f o l l ow ing s tandards app ly on ly to t he D o w n t o w n Co re 

s h o w n on t h e m a p (wi th in t h e ye l l ow-b lack dashed l ine). 

1. Bu i ld ing Height 

a. M i n i m u m bu i ld ing height in t he D o w n t o w n Core 

shal l be t w o s tor ies . 

The f o l l ow ing uses as a l l owed in t he zone distr ic t and 

as de f i ned by t h e Zon ing and D e v e l o p m e n t C o d e shal l 

be e x e m p t f r o m t h e m i n i m u m t w o s tory r equ i r emen t : 

• Schoo ls , Co l leges and Univers i t ies 

• V o c a t i o n a l , Techn ica l and T rade Schoo ls 

• C o m m u n i t y Act iv i ty Bu i ld ing 

• Al l O t h e r C o m m u n i t y Serv ice 

• M u s e u m s , Ar t Ga l le r ies , O p e r a Houses , L ibrar ies 

• Day Care 

• De ten t i on Faci l i t ies 

• Hosp i ta l /C l i n i c 

• Parks and O p e n Space 

• Rel ig ious A s s e m b l y 

Funera l H o m e s / M o r t u a r i e s / C r e m a t o r i e s 



Existing Downtown Core Scale 

• Safe ty Serv ices 

• Ut i l i ty In f rast ructure and Cor r ido rs 

• Car W a s h , Gaso l i ne Serv ice S ta t i on , Qu ick Lube 

Industr ial Serv ices, Con t rac to rs and T rade Shops w i th Indoor Ope ra t i ons and Storage 

Exemp t i ons to th is r equ i r emen t fo r o the r uses of land o r occupanc ies of a bu i ld ing not l is ted and 

tha t is no t conduc i ve to a ver t ica l o rgan iza t ion of ope ra t i ona l space m a y be cons ide red and 

a p p r o v e d by the G r a n d Junc t ion P lann ing C o m m i s s i o n w i t h input f r o m t h e DDA upon a rev iew of a 

concep tua l level d e v e l o p m e n t p roposa l . 

The f o l l ow ing cr i ter ia shal l be used by the P lann ing C o m m i s s i o n to cons ide r e x e m p t i o n s f r o m the 

bulk s tandards , l andscap ing , park ing o r o the r use-spec i f ic spec ia l regu la t ions . 

a. Hardsh ip U n i q u e to Proper ty , No t Sel f - In f l ic ted. The re are excep t iona l cond i t i ons c rea t ing 

an u n d u e hardsh ip , app l i cab le on ly to t he p rope r t y invo lved or t h e i n tended use the reo f , 

w h i c h d o not app ly genera l l y to t h e o the r land areas or uses w i th in s imi lar zone dist r ic ts, and 

such excep t i ona l cond i t i ons o r u n d u e hardsh ip was not c rea ted by t h e ac t ion o r inac t ion of 

t h e app l i can t o r o w n e r of t h e p roper ty ; 

b. Spec ia l Pr iv i lege. The excep t i on shal l not con fe r on t h e app l i can t any spec ia l pr iv i lege tha t 

is d e n i e d to o the r lands o r s t ruc tu res w i th in s imi lar zone d is t r ic ts ; 

c. Li teral In terpre ta t ion . The l i teral i n te rp re ta t ion of t he prov is ions of t he regu la t ions w o u l d 

dep r i ve the app l i can t of r ights c o m m o n l y en joyed by o the r p roper t ies in s imi la r zon ing 

d ist r ic ts and w o u l d w o r k unnecessa ry and u n d u e hardsh ip on the app l ican t . 

d . G rea te r D o w n t o w n Plan Goa ls . The p roposa l actua l ly mee ts overa l l goa ls of t he Plan be t te r 

t h a n if s tandards are f o l l o w e d . 

e. C o n f o r m a n c e w i t h t h e Purposes of t h e Zon ing Over lay and t h e Zon ing and D e v e l o p m e n t 

C o d e . The gran t ing of an excep t i on shal l not conf l ic t w i t h t h e pu rposes and in tents exp ressed 

or imp l ied in th is Zon ing Over lay or t h e Zon ing and D e v e l o p m e n t C o d e ; and 

f. C o n f o r m a n c e w i t h C o m p r e h e n s i v e P lan . The grant ing of an excep t i on shal l not conf l ic t w i th 

t h e goals and pr inc ip les in t he Ci ty 's C o m p r e h e n s i v e P lan . 



2. Bu i ld ing Se tbacks /S i te P lacemen t , Scale, M a s s i n g and St reet E n c r o a c h m e n t 

a. M a x i m u m bu i ld ing se tback f r o m the abu t t i ng st reet shal l be t w o fee t o r compa t i b l e w i th 

t h e m e a n setback of t he immed ia te l y ad jo in ing lots on bo th s ides of t h e subject lot but in no 

case grea ter t h a n 20 fee t . 

b. W h e n bu i ld ing se tbacks are not d e t e r m i n e d as in a above , se tbacks of up to 10 fee t f r o m 

t h e abu t t i ng s t reet m a y be a l l o w e d if t he re is a des igned func t i on fo r t h e space such as l im i ted 

o u t d o o r d isp lay, sea t ing , o u t d o o r d in ing areas or a smal l s t reet park, w h e t h e r fo r pr ivate o r 

pub l ic use. 

c. A rch i tec tu ra l f ea tu res o n s tor ies above s t reet level 

m a y e n c r o a c h on the pub l ic r ight -o f -way, p rov ided all 

safety cons ide ra t i ons have been met . A revocab le 

pe rm i t fo r such e n c r o a c h m e n t s shal l be r e v i e w e d and 

m a y be a p p r o v e d by t h e Di rec tor o r a p e r m a n e n t 

e a s e m e n t fo r such e n c r o a c h m e n t s m a y be r e v i e w e d and 

cons ide red fo r app rova l by City Counc i l . 

d . A w n i n g s tha t o v e r h a n g w i n d o w s or en t r ies on st reet 

level f acades are e n c o u r a g e d and shal l be cons t ruc ted of 

canvas or heavy c lo th o r me ta l (no plast ic) , ut i l iz ing 

p r imar i l y neut ra l co lo rs . 

Existing Canopy on Main Street Building 

3. A rch i tec tu ra l Charac te r - The facade(s) of a n e w bu i ld ing , add i t i on o r substant ia l ex te r io r 

r e m o d e l tha t abu t t h e s t reets w i t h i n t h e D o w n t o w n Co re shal l have ar t i cu la ted arch i tec tu ra l 
f ea tu res and pa t te rns tha t are des igned to ref lect t he des i red 

v is ion fo r t h e CBD desc r ibed in B o n pages 20 -21 . In o rde r to do 

so , t he facade(s) of a n e w bu i ld ing, add i t i on or substant ia l ex ter io r 

r e m o d e l w i th in t h e D o w n t o w n Co re shal l exh ib i t a m i n i m u m of 

f ou r of t he f o l l ow ing n ine arch i tec tu ra l des ign e l emen ts . 

a. O n co rne r parce ls , fagade des ign of g r o u n d f loors " tu rn the 

c o r n e r " t o induce act iv i ty and in terest in t he s t ree tscape o n 

t h e no r th -sou th s t reets w i th in the D o w n t o w n Core . 

b. Facades are a r t i cu la ted and have o r n a m e n t a t i o n such as 

var ied br ick pa t te rns , change in mater ia l or co lo r accents and 

w i n d o w headers o r co l umns tha t c rea te s h a d o w l ines are 

examp les of accep tab le o r n a m e n t a t i o n . 
Example Ornamentation 

for Visual Interest 



c. The st reet level f ron t fagade of t h e bu i ld ing is " a c t i v e " w i t h at least 50 pe rcen t of t h e 

f acade in w i n d o w s , w i t h doo rs spaced no m o r e t han 50 fee t apar t . Side facades shal l m e e t a 

m i n i m u m of 50 percen t of th is r equ i r emen t . 

d . Facade fea tu res tha t e m p h a s i z e the p r imary bu i ld ing en t rance t h r o u g h pro jec t ing or 

recessed f o rms , de ta i l , co lo r o r mater ia ls . 

e. Bu i ld ing facades are a r t i cu la ted on any s t reet - fac ing s ide. Larger bui ld ings are a r t i cu la ted 

in a h ie ra rchy of sma l le r v o l u m e s and masses tha t be t te r re late t o o the r bui ld ings and t h e 

scale of s t reets . This is a c c o m p l i s h e d t h rough es tab l i shmen t of bu i ld ing bays tha t are 

d is t ingu ished by recessed or p ro t rud ing e l e m e n t s o r a var ia t ion in mater ia ls or co lor to break 

up the facade and reduce the overa l l scale of large bui ld ings. 

Example Facade Articulation to Define Smaller Scale Bays 

f. Higher levels of f enes t ra t i on are requ i red fo r bui ld ings a long bo th s ides of t he s t reets w i th in 

t h e CBD Co re A r e a . A t a m i n i m u m , fenes t ra t i on shal l be concen t ra ted o n t h e s t reet level 

f acade and d im in i sh on upper f loors (e.g. w i n d o w size dec reases as t h e f l oo r level increases) . 

Existing Facades with Diminishing Fenestration on Upper Floors 



g. Bui ld ings inc lude a f acade cap. The cap is be de f i ned by a d ist inct roof l ine or parape t . The 

des ign uses o r n a m e n t a t i o n of t hese fea tu res to e n h a n c e t h e bu i ld ing 's ident i ty and suppo r t 

t h e arch i tec tu ra l charac te r of t h e C B D . The facade cap is in t h ree d i m e n s i o n s tha t pro jects 

and casts a s h a d o w and re lates p ropo r t i ona te l y to t he overa l l bu i ld ing des ign . 

Example Three Dimensional Facade Cap 

h. Bui ld ing des ign m in im izes t h e v isual impac t of mechan i ca l e q u i p m e n t loca ted o n t h e roof 

as v i e w e d f r o m the ad jacent s t reets . 

i. O t h e r a rch i tec tu ra l fea tu res tha t ach ieve t h e goals of t he overa l l Cent ra l Bus iness Distr ict 

(CBD) v i s i o n / c o n c e p t as ou t l i ned in B on pages 20-21 as d e t e r m i n e d by the Di rec tor . 

4 . On-s t ree t park ing shal l be loca ted and des igned to ma in ta in and suppor t a safe pedes t r i an 

e n v i r o n m e n t on s t reets l oca ted w i th in t h e D o w n t o w n Co re (ye l low-b lack ou t l i ne on m a p be low) . 

This inc ludes coo rd ina t i ng c rosswa lks w i t h park ing loca t ion and e l im ina t ing v isual and phys ica l 

obs t ruc t i ons to t he pedes t r i an t rave l way . 



4. RESIDENTIAL AREAS STANDARDS AND GUIDELINES 
The f o l l ow ing s tandards and gu ide l ines app ly to t he Res ident ia l areas s h o w n on the m a p b e l o w 

(orange areas) . The s tandards and gu ide l ines are i n tended t o app ly to n e w d e v e l o p m e n t o r 

subs tan t ia l r e d e v e l o p m e n t w i th in the a rea . Substant ia l r e d e v e l o p m e n t is any recons t ruc t i on , 

rehab i l i t a t ion , add i t i on o r o the r i m p r o v e m e n t s t o t h e ex is t ing structure(s) o n a site w h e r e t h e va lue of 

t h e i m p r o v e m e n t exceeds -50 percen t of t h e fair marke t va lue of t he bui lding(s) be fo re the star t of 

cons t ruc t i on . 

A. Policies 

1. The ex is t ing h is tor ic res ident ia l n e i g h b o r h o o d s w i th in the D o w n t o w n Distr ict wi l l be s tab i l i zed 

and e n h a n c e d . 

2. The ex is t ing h is tor ic res ident ia l n e i g h b o r h o o d s w i th in the D o w n t o w n Distr ict wi l l be p rese rved 

fo r res ident ia l uses, w i t h no fu r the r e n c r o a c h m e n t by nonres iden t ia l uses. 

3. W h e r e ex is t ing res ident ia l zon ing a l lows , p rov ide a d ivers i ty of hous ing t ypes t h r o u g h 

d e v e l o p m e n t of mu l t i fami ly hous ing tha t is in keep ing w i t h the charac te r of t h e 

n e i g h b o r h o o d (refer to Mu l t i f am i l y D e v e l o p m e n t sec t ion o n page 30). 

4 . Enhance access to and i m p r o v e m e n t s w i t h i n ex is t ing pub l ic o p e n spaces (e.g. parks and schoo l 

g rounds) w i t h i n t h e d o w n t o w n res ident ia l core such as e n h a n c e d pedes t r ian cross ings and 

l ight ing fo r safety. 



5. M a i n t a i n and e n h a n c e the h is tor ic charac te r of t h e s t ree tscape w i t h emphas i s on t h e 

f o l l ow ing e l e m e n t s : s t reet t rees , landscap ing ra ther t han park ing or o the r uses in t h e park 

str ip b e t w e e n s idewa lk and curb , s t reet signs tha t ident i fy t he ne ighbo rhoods , l ight ing and 

d e t a c h e d s idewa lks . 

Existing Residential Subarea Streetscape Character 

B. Standards 

1. A rch i tec tu ra l Cons ide ra t i ons 

a. Bu i ld ing Sty le and Charac te r . M a i n t a i n t he 

ex is t ing charac te r of t he house styles w i t h i n t h e 

res ident ia l ne i ghbo rhoods in t h e D o w n t o w n Distr ict . 

N e w cons t ruc t i on and a l te ra t ions shal l be c o m p a t i b l e 

w i t h key arch i tec tu ra l character is t ics and si te 

e l e m e n t s of t h e n e i g h b o r h o o d . 

b. A c c e s s o r y S t ruc ture Setbacks . The se tback fo r 

accessory s t ruc tures is a zero foo t se tback f r o m t h e 

a l ley and t h ree fee t f r o m ne ighbor ing p roper t y 

l ine(s). 
Existing Residential Building Alignment 

c. Bu i ld ing M a s s / S c a l e and P ropo r t i on . N e w bui ld ings o r add i t i ons to ex is t ing bui ld ings shal l 

be v isual ly compa t i b l e w i t h t h e a rea . V isua l ly compa t i b l e m e a n s compa t i b l e w i t h ad jacen t 

and ne ighbor ing bu i ld ings inc lud ing mass and sca le , shape , w i n d o w s , doors , open ings , roof 

shape , roo f p i tch and o r i en ta t i on . 

d. Roof Shape . The roofs of n e w bui ld ings shal l be v isual ly c o m p a t i b l e w i th ad jacent 

dwe l l ings . If p i t ched , t he roof p i tch shal l be at least 4 :12 . 

e. Fenes t ra t i on . S t ruc tures shal l be v isual ly c o m p a t i b l e w i t h su r round ing res ident ia l 

s t ruc tures . V isua l l y c o m p a t i b l e inc ludes the re la t ionsh ip of w i d t h t o height , and the spac ing of 

w i n d o w s and doo rs . For e x a m p l e , tal l even l y - spaced rec tangu lar w i n d o w s are typ ica l of many 

of t h e res ident ia l s ty les in t he d o w n t o w n a rea . 



Example Existing Architectural Character 

f. Ma te r i a l s . The ex te r io r mater ia ls of all new bu i ld ings, add i t i ons and a l te ra t ions shal l be 

s imi la r in size and a p p e a r a n c e to ad jacent dwel l ings . 

g. Se tbacks . O n a co rne r lot, t he f ron t ya rd se tback fo r tha t part of t he ya rd tha t ex tends to 

and a long t h e s ide p roper t y l ine o n t h e s t reet s ide m a y be reduced to 10 fee t on p roper t ies 

w i t h i n t h e D o w n t o w n Distr ict Res ident ia l subareas . 

2. Accesso ry St ruc tures 

a. Accesso ry s t ruc tures shal l be no ta l le r t h a n t h e h ighest eave l ine of t he pr inc ipa l s t ruc tu re . 

b. The foo tp r in t s ize of an accessory s t ruc tu re shal l be a m a x i m u m of 35 percen t of t he 

f oo tp r i n t of t h e pr inc ipa l s t ruc tu re . 

3. Mu l t i f am i l y D e v e l o p m e n t 

Infill of n e w mu l t i f ami l y bui ld ings m a y occur w h e r e zon ing a l lows w i t h i n t h e res ident ia l 

n e i g h b o r h o o d s of t h e D o w n t o w n Distr ict . Howeve r , t he si te des ign and s t ruc tures fo r th is 

t y p e of d e v e l o p m e n t mus t ma in ta in a scale and charac te r c o m p a t i b l e w i t h t h e res ident ia l 

n e i g h b o r h o o d s in t he D o w n t o w n Distr ict . In add i t i on to t he Arch i tec tu ra l Cons ide ra t i ons 

l is ted in 1. above , mu l t i fami ly d e v e l o p m e n t shal l f o l l o w t h e s tandards be low . 

a. Incorpora te f o r m s typ ica l of t he single fam i l y res ident ia l a rch i tec tu re of t h e D o w n t o w n 

Distr ict inc lud ing s lop ing roofs , po rches , roo f d o r m e r s and o the r a rch i tec tu ra l deta i ls . 

b. Break up t h e mass of larger bui ld ings into f o rms tha t a re s imi la r in scale to t he s ingle fam i l y 

res ident ia l charac te r . 

c. Facades mus t be c o m p o s e d of sma l le r sec t ions , s imi lar in scale and mate r ia l f in ish t o s ingle 

fam i l y res ident ia l s t ruc tures . 



Example - Break Up Facade of Larger Structure to be Compatible with Single Family Scale 

d. Of f -s t ree t park ing fo r mu l t i f am i l y d e v e l o p m e n t shal l not be loca ted in t he f ron t ya rd 

se tback . Park ing shal l be in t h e rear or s ide yards . If t he p rope r t y abuts an al ley, t h e park ing 

a rea shal l t ake access f r o m t h e al ley. If t he p roper t y has m o r e t h a n one st reet f ron tage , 

" b e h i n d t h e bu i l d i ng " shal l m e a n on the oppos i t e s ide of t he bu i ld ing f r o m t h e f ron t d o o r or 

t h e ma in pub l ic d o o r en t rance to t he bu i ld ing . 

e. Deve lop pedes t r ian l inks b e t w e e n t h e f ron t s idewa lk and bu i ld ing en t rances and b e t w e e n 

park ing and rear or s ide en t rances . 

C. Guidelines 

1. Demo l i t i on of ex is t ing h is tor ic h o m e s in o rde r to cons t ruc t n e w res ident ia l s t ruc tures is 

s t rong ly d i scou raged . 

2. M a i n t a i n and e n h a n c e the pa t te rn of l andscaped f ron t yards tha t g ives t h e res ident ia l 

n e i g h b o r h o o d s w i th in t h e D o w n t o w n Distr ict a d is t inc t ive, f r iend ly a p p e a r a n c e . 

3. Each n e w bu i ld ing and add i t i on shou ld be loca ted so tha t it al igns w i t h ex is t ing n e i g h b o r h o o d 

bui ld ings. " A l i g n s " m e a n s e leva t i on (e.g. hor izon ta l l ines of peaks of roofs , corn ices and w i n d o w 

sills) and p lan (e.g. se tbacks f r o m the st reet and rear p rope r t y l ines and spac ing b e t w e e n 

s t ruc tu res /se tbacks f r o m side p rope r t y l ines. 

4 . M a i n en t rances shou ld o p e n o n t o a s t reet and shou ld al ign w i t h t h o s e of ad jacent res ident ia l 

bu i ld ings. For examp le , on m a n y of t he d o w n t o w n h o m e s , ra ised f ounda t i ons and s teps tha t 

de f ine t h e ma in en t rance are preva i l ing character is t ics . Doo r styles shou ld be s imi lar to t hose 

f o u n d o n res ident ia l bu i ld ings w i t h i n the a rea . 

5. N e w bui ld ings and add i t i ons shou ld have t h e s a m e n u m b e r of s tor ies and a height w h i c h is 

c o m p a t i b l e w i t h bui ld ings w i th in the s a m e block. 



6. Park str ips wi l l be l andscaped in a t rad i t i ona l sty le, inc lud ing s t ree t t rees , grass, and low 

p lant ings o r a c o m b i n a t i o n the reo f . Park str ip landscap ing shou ld inc lude s o m e l ive mater ia l - use 

of all non- l iv ing mater ia l such as rock is d i scou raged . Use of d rough t - to le ran t p lants is 

e n c o u r a g e d . 

Existing Character of Front Yards and Park Strips 

5. TRANSITIONAL AREAS STANDARDS AND GUIDELINES 
The f o l l ow ing s tandards and gu ide l ines app ly to t he Trans i t iona l areas s h o w n on the m a p o n the 

f o l l ow ing page (ye l low areas) . The s tandards and gu ide l ines are i n tended to app ly to n e w 

d e v e l o p m e n t or substant ia l r e d e v e l o p m e n t w i th in t h e a rea . Substant ia l r e d e v e l o p m e n t is any 

recons t ruc t i on , rehab i l i ta t ion , add i t i on or o the r i m p r o v e m e n t s to t h e ex is t ing structure(s) on site 

w h e r e t h e va lue of t he i m p r o v e m e n t exceeds 50 percen t of t h e fair ma rke t va lue of t h e bui lding(s) 

be fo re t h e start of cons t ruc t i on . 

A. Policy 
The per iphera l areas of t he C B D p rov ide a mix of es tab l i shed res ident ia l uses and low intensi ty , 

nonre ta i l , n e i g h b o r h o o d serv ice and of f ice uses tha t are c o m p a t i b l e w i th ad jacent res ident ia l uses and 

n e i g h b o r h o o d s . N e w d e v e l o p m e n t or reuse of ex is t ing s t ruc tures wi l l ma in ta in compat ib i l i t y w i t h 

res ident ia l bu i ld ing scale and a p p e a r a n c e . 



B. Standards 

1. Land Use and D e v e l o p m e n t Intensity 

a. A n y mix of res ident ia l and nonres iden t ia l uses o n the s a m e lot shal l be loca ted in t he s a m e 

s t ruc tu re . 

b. No uses w i th in t h e Trans i t iona l Subareas shal l o p e n ear l ie r t h a n 7:30 am and shal l c lose no 

later t h a n 8:00 p m . 

c. M a x i m u m bu i ld ing size shal l no t exceed 10,000 square fee t unless a Cond i t i ona l Use Permi t 

is i ssued . 

d . O u t d o o r s torage and d isp lay areas are p roh ib i ted in t h e Trans i t iona l Subareas . 

2. A rch i tec tu ra l Cons ide ra t i ons 

N e w res ident ia l or nonres iden t ia l cons t ruc t i on , inc lud ing add i t i ons and rehab i l i ta t ions , in t h e 

Trans i t iona l Subareas shal l be des igned to have a single fam i l y res ident ia l charac te r cons is ten t 

w i t h ex is t ing bui ld ings in t he a rea . " C o n s i s t e n t " m e a n s t h e ope ra t i ona l , s i te des ign and layout , 

and a rch i tec tu ra l cons ide ra t i ons desc r i bed b e l o w . 

a. Every n e w pr inc ipa l bu i ld ing shal l be loca ted so tha t it a l igns w i th ex is t ing bui ld ings w i t h i n 

t h e s a m e block. " A l i g n s " means e leva t ion (e.g., hor izon ta l l ines of peaks of roofs , co rn ices , 

w i n d o w sills) and p lan (e.g., se tbacks f r o m t h e s t reet and rear p roper t y l ines and spac ing 

b e t w e e n s t ruc tu res /se tbacks f r o m s ide p roper t y l ines). 



Example Infill Development in Transitional 
Area - 9th Street and Colorado Avenue 

b. M a i n en t rances shal l o p e n o n t o a s t reet and shal l ver t ica l ly al ign w i t h t hose of ad jacent 

res ident ia l bu i ld ings in t h e s a m e block. For e x a m p l e , in areas ad jacent to t h e Trans i t iona l 

Subareas , ra ised f ounda t i ons and s teps tha t de f ine the ma in en t rance are preva i l ing 

res ident ia l charac ter is t ics . Doo r styles shal l be s imi lar to t hose f o u n d on res ident ia l bu i ld ings. 

c. Each new pr inc ipa l bu i ld ing , its mass in re la t ion to o p e n spaces and its w i n d o w s , doo rs , and 

open ings shal l be v isual ly c o m p a t i b l e . V isua l ly c o m p a t i b l e m e a n s c o m p a t i b l e w i th ad jacen t 

and ne ighbor ing bu i ld ings inc lud ing mass , shape , w i n d o w , doo rs , open ings , roof shape , roof 

p i tch and o r i en ta t i on . For e x a m p l e , a large bu i ld ing shal l be c o m p a t i b l e w i th su r round ing 

sma l le r dwe l l ings by d iv id ing its mass into sma l le r c o m p o n e n t s t o c rea te a bu i ld ing e leva t ion 

tha t is m o r e l ike the size and p ropo r t i on of t he nearby s ingle fam i l y h o m e s . 

d. The roofs of n e w pr inc ipa l bu i ld ings or add i t i ons to pr inc ipa l bu i ld ings shal l be v isual ly 

c o m p a t i b l e w i t h bui ld ings w i th in the s a m e block. W h e n p i t ched , t h e roof p i tch shal l be at 

least 4 :12 . 

e. S t ruc tures shal l be v isual ly compa t i b l e w i th su r round ing res ident ia l s t ruc tures . V isua l l y 

c o m p a t i b l e inc ludes t h e re la t ionsh ip of w i d t h t o height , and t h e spac ing of w i n d o w s and 
doo rs . For e x a m p l e , tal l even l y - spaced rec tangu lar w i n d o w s are typ ica l of cer ta in res ident ia l 

s ty les near t h e Trans i t iona l Subareas . 

3. Signs 

D e v e l o p m e n t of non-s ing le fami l y uses in t he d o w n t o w n Trans i t iona l areas m a y d i rec t ly abut 

ex is t ing single fam i l y res ident ia l a reas . Thus , in o rde r to ma in ta in compat ib i l i t y , m o r e restr ic t ive 

sign regu la t ions shal l app ly . 

a. Flush wa l l signs and m o n u m e n t signs shal l be the on ly sign t ype a l l o w e d . On ly o n e real 

es ta te sign adver t i s ing the p roper t y fo r sale or lease shal l be a l l o w e d and shal l no t exceed 10 

square feet . 

b. Signs shal l be loca ted at least 10 fee t beh ind t h e f ron t p roper t y l ine. Tota l sign a rea , 

exc lud ing real es ta te signs adver t i s ing the p roper t y fo r sale o r lease, shal l not exceed 25 

square fee t per s t reet f ron tage . The sign a l l owance fo r one s t reet f ron tage m a y be 

t rans fe r red to a s ide of a bu i ld ing tha t has no s t reet f ron tage , but canno t be t rans fe r red to 

a n o t h e r s t reet f ron tage . M o n u m e n t signs shal l not exceed eight fee t in height . 



Example Signs within Transitional Subarea 

c. Signs m a y on ly be i l l um ina ted b e t w e e n 7:30 a .m. and 8:00 p.m. 

d. Sign e n h a n c e m e n t fea tu res such as bases, pi l lars, and o the r deco ra t i ve e l e m e n t s as part of 

m o n u m e n t signs shal l not be c o u n t e d as part of t he m a x i m u m square f oo tage of t h e s ign, 

p rov ided such fea tu res do not exceed the size of t he sign face . 

4 . Park ing and Site D e v e l o p m e n t 

a. Non-s ing le fam i l y uses in t h e Trans i t iona l Subareas shal l be des igned and ut i l ized not to 

inc rease on-s t ree t park ing in f ron t of s ingle fami l y dwel l ings in t h e n e i g h b o r h o o d . 

• On-s i te park ing shal l be p rov ided pursuan t to t h e Zon ing and D e v e l o p m e n t C o d e ; and 

• On-s i te park ing spaces shal l on ly be loca ted in t he s ide and rear ya rds . If t h e p roper t y 

abuts an al ley, t he park ing a rea shal l t ake access f r o m the al ley. If t h e p roper t y has 

m o r e t h a n one s t reet f ron tage , s ide and rear yards shal l m e a n o n the oppos i t e s ide of 

t h e bu i ld ing f r o m the f ron t d o o r or t h e ma in pub l ic d o o r en t rance t o t h e bu i ld ing ; and 

• On-s i te park ing shal l be sc reened f r o m nearby s ingle fam i l y res ident ia l uses by a so l id 

wa l l , f ence or vege ta t ion hav ing a height of not less t han fou r fee t nor m o r e t han six 

fee t (vegetat ion may exceed six fee t in height) . 

b. Serv ice en t rances , load ing areas and d u m p s t e r areas shal l be loca ted on ly in t he rear o r 

s ide ya rd . If t h e p roper t y has m o r e t h a n one st reet f ron tage , t he rear o r s ide shal l m e a n o n 

t h e oppos i t e s ide of t h e bu i ld ing f r o m the f ron t d o o r or t h e ma in pub l ic d o o r en t rance to t he 

bu i ld ing ; and each load ing a rea shal l be sc reened f r o m each abu t t i ng res ident ia l use or zone . 

c. Front yards shal l con ta in on ly landscap ing , s idewa lks , d r i veway access to park ing areas and 

s ignage. 

C. Guidelines 

1. N e w bui ld ings shou ld have t h e s a m e n u m b e r of s tor ies and a height w h i c h is c o m p a t i b l e w i t h 

t h o s e of nearby single fami l y res ident ia l bu i ld ings. 

2. The ex te r io r of all n e w bui ld ings, add i t i ons and a l te ra t ions shou ld be s imi lar in size and 
a p p e a r a n c e to nearby dwel l ings . Sign mater ia ls shou ld be v isual ly c o m p a t i b l e w i th mater ia ls used 

o n t h e bu i ld ing fagade. 



Exhibit B: Section 21.03.020 
(d) Districts to Implement the Comprehensive Plan 

Comprehen sive Plan Land Use Designation 

RESIDENTIAL NONRESIDENTIAL 

Low Medium High 

Zoning 
District 

Rural Estate RL RML RM RMH RH-MU UR RH-
MU Commercial NC-MU VC-MU DT-MU Industrial C/I BP-MU P & OS 

Conservation/ 
Mineral 

Extraction 
RR • • • • • 

R-E • • • • 

R-1 • • • • 

R-2 • • • • 

R-4 • • • • • • 

R-5 • • • • • • 

R-8 • • • • • 

R-12 • • • • • 

R-16 • • • • • • • 

R-24+ • • • • • 

R-O • • • • • • • • • 

B-1 • • • • 

B-2 • 

C-1 • • • • 

C-2 • • 

CSR • • • 

M-U • • • 

BP • • 

I-O • • • 

I-1 • • 

I-2 • 

MXR-3 

MXG-3 • • • 

MXS-3 

MXR-5 

MXG-5 • • 

MXS-5 

MXR-8 

MXG-8 • 

MXS-8 





ATTACHMENT 3 

CITY OF GRAND JUNCTION, COLORADO 
ORDINANCE NO. 

AN ORDINANCE REZONING PROPERTIES WITHIN THE GREATER DOWNTOWN 
PLAN AREA 

RECITALS. 

The City has adopted the Greater Downtown Plan which includes a Future Land Use Map 
for the Greater Downtown area. 

In order to implement the Greater Downtown Plan, certain parcels are being rezoned to 
be consistent with the Future Land Use Map and the goals of the Greater Downtown 
Plan. 

City Council finds that the proposed rezone of property as depicted in the Greater 
Downtown Plan Zoning Map meets the zoning criteria stated in section 21.02.140 of the 
Municipal Code. 

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

GRAND JUNCTION: 

That the properties as listed in Exhibit A are rezoned. 

INTRODUCED on first reading the day of , 2013 and ordered published 
pamphlet form. 
PASSED and ADOPTED on second reading the day of , 2013 and 
ordered published in pamphlet form. 

President of City Council 

ATTEST: 

City Clerk 



EXHIBIT A - GREATER DOWNTOWN REZONED PROPERTIES 

PARCEL NUMBER LOCATION 

2945 -142 -39 -010 340 G R A N D A V E 

2945 -142 -39 -003 321 O U R A Y A V E 

2945 -142 -38 -024 203 O U R A Y A V E 

2945 -142 -38 -025 200 G R A N D A V E 

2945 -232 -04 -001 202 RIVERSIDE P K W Y 

2945 -142 -39 -009 360 G R A N D A V E 

2945 -232 -00 -075 N O A D D R E S S 

2945 -142 -39 -001 303 O U R A Y A V E 

2945 -221 -01 -005 206 LILA A V E 

2945 -221 -00 -143 N O A D D R E S S 

2945 -142 -40 -958 447 O U R A Y A V E 

2945 -142 -40 -951 4 0 2 G R A N D A V E 

2945 -142 -42 -011 604 G R A N D A V E 

2945 -142 -42 -008 624 G R A N D A V E 

2945 -142 -42 -010 608 G R A N D A V E 

2945 -142 -42 -009 616 G R A N D A V E 

2945 -142 -39 -016 N O A D D R E S S 

2945 -221 -01 -008 603 L A W R E N C E A V E 

2945 -221 -01 -003 205 HALE A V E 

2945 -221 -01 -002 211 HALE A V E 

2945 -221 -01 -001 219 HALE A V E 

2945 -221 -00 -080 201 HALE A V E 

2945 -144 -25 -971 1129 C O L O R A D O A V E 

2945 -144 -25 -024 1129 C O L O R A D O A V E 

2945 -144 -25 -021 1105 C O L O R A D O A V E 

2945 -142 -42 -006 640 G R A N D A V E 

2945 -142 -39 -002 315 O U R A Y A V E 

2945 -142 -32 -990 529 CHIPETA A V E 

2945 -142 -32 -998 520 N 5TH ST 

2945 -142 -32 -994 501 CHIPETA A V E 

2945 -142 -32 -999 517 CHIPETA A V E 

2945 -142 -32 -992 525 CHIPETA A V E 

2945 -144 -25 -972 1169 C O L O R A D O A V E 

2945 -221 -01 -010 636 1/2 L A W R E N C E A V E 

2945 -221 -01 -011 636 L A W R E N C E A V E 

2945 -142 -40 -010 4 6 0 G R A N D A V E 

2945 -142 -40 -998 433 N 5TH ST 

2945 -142 -40 -952 453 O U R A Y A V E 

2945 -142 -40 -953 4 6 0 G R A N D A V E 

2945 -142 -39 -015 330 G R A N D A V E 

EXISTING ZONING PROPOSED ZONING 

B-1 B-2 

R-O B-2 

R-O B-2 

B-1 B-2 

I-2 I-O 

B-1 B-2 

I-2 I-O 

R-O B-2 

I-1 I-O 

I-1 I-O 

R-O B-2 

B-1 B-2 

B-1 B-2 

B-1 B-2 

B-1 B-2 

B-1 B-2 

R-O B-2 

I-1 I-O 

I-1 I-O 

I-1 I-O 

I-1 I-O 

I-1 I-O 

B-1 B-2 

B-1 B-2 

B-1 B-2 

B-1 B-2 

B-2 B-2 

R-8 R-O 

R-8 R-O 

R-8 R-O 

R-8 R-O 

R-8 R-O 

B-1 B-2 

I-1 I-O 

I-1 I-O 

B-1 B-2 

R-O B-2 

R-O B-2 

B-1 B-2 

B-1 B-2 



PARCEL NUMBER LOCATION EXISTING ZONING PROPOSED ZONING 

2945 -142 -39 -004 329 O U R A Y A V E R-O B-2 

2945 -231 -39 -001 N O A D D R E S S I-2 C-2 

2945 -231 -39 -002 1101 K IMBALL A V E I-2 C-2 

2945 -221 -01 -006 201 LILA A V E I-1 I-O 

2945 -142 -37 -018 4 0 0 N 1ST ST B-1 B-2 

2945 -232 -00 -080 N O A D D R E S S I-2 Part to I-1 

2945 -232 -06 -003 N O A D D R E S S I-2 I-1 

2945 -142 -39 -911 304 G R A N D A V E B-1 B-2 

CITY-OWNED PROPERTIES 

2945 -221 -00 -942 N O A D D R E S S R-8 B- P 

2945 -221 -00 -944 N O A D D R E S S I-O CSR and BP 

2945 -221 -00 -940 543 L A W R E N C E A V E I-1 BP 

2945 -231 -00 -945 925 S T R U T H E R S A V E CSR Part to C-2 ; Part t o I-2 

2945 -232 -00 -945 1001 S 3RD ST I-O Part to CSR; Part to I-2 

2945 -232 -01 -941 4 0 4 N O L A N D A V E C-2 CSR 

2945 -232 -00 -949 926 S 4TH ST C-2 CSR 

2945 -232 -01 -940 426 N O L A N D A V E C-2 CSR 

2945 -232 -00 -946 N O A D D R E S S C-2 CSR 

2945 -231 -17 -941 919 K IMBALL A V E I-1 C-2 

2945 -232 -00 -942 1001 S 5TH ST C-2 CSR 

2945 -232 -00 -944 940 S 4TH ST C-2 CSR 

2945 -232 -00 -948 950 S 4TH ST C-2 CSR 

2945 -232 -00 -943 910 S 4TH ST C-2 CSR 

2945 -232 -00 -941 1005 S 5TH ST C-2 CSR 

2945 -232 -00 -947 952 S 4TH ST C-2 CSR 

2945 -232 -01 -944 4 0 2 N O L A N D A V E C-2 CSR 

2945 -232 -31 -941 1030 S 5TH ST C-2 CSR 

2945 -233 -00 -948 6 4 1 S T R U T H E R S A V E C-2 CSR 

2945 -232 -01 -943 1007 S 5TH ST C-2 CSR 

2945 -232 -02 -940 930 S 5TH ST C-2 CSR 

2945 -232 -01 -942 1014 S 4TH ST C-2 CSR 

2945 -232 -04 -942 N O A D D R E S S I-2 BP and I-O 

2945 -232 -02 -948 1040 S 5TH ST C-2 CSR 

2945 -234 -00 -930 709 S T R U T H E R S A V E C-2 CSR 

2945 -234 -11 -941 725 STRUTHERS A V E C-2 CSR 

2945 -242 -00 -945 N O A D D R E S S I-2 CSR 

2945 -243 -00 -945 2735 RIVERSIDE P K W Y CSR I-2 



ATTACHMENT 4: PUBLIC PARTICIPATION PROCESS 
TECHNICAL COMMITTEE 
The Greater Downtown Plan technical committee was comprised of staff members from various public agencies 
including City Public Works and Planning, City Parks and Recreation, City Geographic Information Systems, Mesa 
County Planning, the Regional Transportation Planning Office, Mesa County Facilities and Parks, the Downtown 
Development Authority and the Mesa County Public Library District. The Committee met three times during the 
course of developing the Greater Downtown Plan and members attended public open houses to discuss concerns 
and proposals with participants. 

PUBLIC OPEN HOUSES 
Two public open houses were held in December 2011 and February 2012 to present concepts and solicit input from 
property owners and interested citizens. Notif ications/ invitations to both public open houses were mailed to all 
property owners within the Greater Downtown Plan area. Approximately 60 people attended the first open house 
and 40 attend the second open house. Another forum was provided for the property owners within the CBD on 
January 31, 2013, attended by 30 people. 

QUESTIONNAIRES A N D C O M M E N T S 
A series of questionnaires were available at the December 2011 open house and on the City's web site that were 
used to solicit public comment and weigh community opinions on design concepts that might be proposed with the 
Plan. 130 questionnaires were returned. In addition, citizens could provide other written comments at both open 
houses. The results of the questionnaires and the written comments are included on following pages. 

LETTERS/MEETINGS WITH INDIVIDUAL PROPERTY OWNERS 
City Public Works and Planning staff coordinated meetings with key individual property owners, businesses or others 
that contacted the City regarding the Greater Downtown Plan. In addition, individual letters were mailed to property 
owners along the corridors that may be impacted by the land use and zoning proposals of the Greater Downtown 
Plan. Follow up meetings or conversations were held with property owners that responded to the letter. The 
meetings/conversations including the following individuals or businesses: Marie Ramstetter, Jim Golden, Woodstove 
Warehouse, 4NR Properties, Struth LLC, Peggy Cox, Kathy Ziola, John Crouch, the Redstone Group (Sugar Beet 
building), Butch Jarvis, VanGundy's, Castings, Inc., KelMac Industries (GJ Steel site), Sem Materials and Whitewater 
Sand and Gravel. 

COMMUNITY PRESENTATIONS/DISCUSSIONS 
Public Works and Planning staff conducted several presentations and discussions regarding the Greater Downtown 
Plan with community groups and businesses including the Chamber of Commerce, Bray and Company Realty, the 
Downtown Development Authority and Rail and River District corridor property owners. 

CITY COUNCIL, CITY PLANNING COMMISSION A N D MESA COUNTY PLANNING COMMISSION WORKSHOPS 
City Public Works and Planning staff attended several workshops with elected and appointed City and County 
officials to inform and solicit input on the Greater Downtown Plan during its development. 

In addition to these opportunities for public input, the final draft of the Greater Downtown Plan and the Greater 
Downtown Plan Overlay were made available to the public 5 weeks prior to the public hearing before the Grand 
Junction Planning Commission. 



Central Business District - Questionnaire Results 

1. Estab l ish a cohes i ve c h a r a c t e r / t h e m e that h a r m o n i z e s n e w s t ruc tu res w i th the ex is t ing bui ld ings t h rough c o m m o n ma te r i a l s , 

scale and a rch i tec tu ra l de ta i ls 

# A n s w e r % 

1 

2 

S t rong ly Disagree 

D isagree z 7% 

7% 

3 Ne i t he r Ag ree nor D isagree 1 5 % 

4 A g r e e 3 7 % 

5 S t rong ly Agree 3 3 % 

Tota l 1 0 0 % 

2. P r o m o t e h igh dens i ty , ver t i ca l l y m ixed use s t ruc tu res (e.g. retai l at s t ree t level and res ident ia l o r o f f ice above) 

n Answer % 

l S t rong ly Disagree 0 % 

2 Disagree I 4 % 

3 Ne i t he r Ag ree nor D isagree 1 4 % 

4 A g r e e 3 7 % 

5 S t rong ly Agree 5 6 % 

Tota l 1 0 0 % 

3. Bu i ld ing he ight res t r ic t ions in the CBD shou ld be based o n gu ide l i nes that add ress compa t i b i l i t y w i t h s u r r o u n d i n g uses. 

# A n s w e r % 

1 St rong ly Disagree • 7% 

2 Disagree 2 6 % 

3 Ne i t he r A g r e e nor D isagree 1 9 % 

4 A g r e e 3 0 % 

5 S t rong ly Agree 1 9 % 

Tota l 1 0 0 % 

4. Tal ler bu i ld ings shou ld be loca ted in the cen te r o f the C B D , w i t h l o w e r bu i ld ings o n the edges o f the C B D . 

# A n s w e r % 

1 St rong ly Disagree 1 4 % 

2 Disagree 1 2 % 

3 Ne i t he r Ag ree nor D isagree 3 1 % 

4 A g r e e 3 1 % 

5 S t rong ly Agree 2 3 % 

Tota l 1 0 0 % 

5. Preserve and res tore s ign i f i cant h is tor ic s t ruc tu res 

# Answer 

Strongly Disagree 

Disagree 

Ne i the r A g r e e nor D isagree 

Agree 

St rongly Agree 

Total 

0 % 

0 % 

1 3 % 

3 0 % 

5 7 % 

1 0 0 % 



6. P r o m o t e infi l l d e v e l o p m e n t tha t is compa t i b l e w i t h the ex is t ing d o w n t o w n charac te r . 

# A n s w e r 

St rongly Disagree 

Disagree 

Ne i ther Ag ree nor Disagree 

Agree 

St rongly Agree 

Total 

0 % 

9 % 

1 3 % 

4 3 % 

3 5 % 

100% 

7. The s t ree tscape wi l l be d o m i n a t e d by bui ld ings ra ther than sur face pa rk ing lots. 

# A n s w e r % 

1 Strongly Disagree 0% 

2 Disagree 9% 

3 Ne i ther Ag ree nor Disagree 1 1 3 % 

4 Agree 3 5 % 

5 Strongly Agree 4 3 % 

Total 1 0 0 % 

8. Shared pa rk ing and park ing s t ruc tu res shou ld be e n c o u r a g e d in the C B D to reduce the a m o u n t of sur face park ing lots. 

# A n s w e r 

St rongly Disagree 

Disagree 

Ne i ther Ag ree nor Disagree 

Agree 

St rongly Agree 

Total 

0 % 

0% 

17% 

3 9 % 

4 3 % 

1 0 0 % 

9. Exp lore n e w w a y s to pay for pub l ic park ing 

# A n s w e r % 

1 Strongly Disagree 0% 

2 Disagree 0% 

3 Ne i ther Ag ree nor Disagree 2 7 % 

4 Agree 3 6 % 

5 St rongly Agree 3 6 % 

Total 1 0 0 % 

10. Provide st reetscape detai ls that comp lemen t the archi tectura l character of d o w n t o w n Grand Junct ion. 

# A n s w e r 

St rongly Disagree 

Disagree 

Ne i ther Ag ree nor Disagree 

Agree 

St rongly Agree 

Total 

0 % 

0 % 

9 % 

5 2 % 

3 9 % 

100% 



11. T h e mos t impo r t an t s t ree tscape charac ter is t i cs t o m e are (Please rank the o p t i o n s b e l o w in o rde r o f you r mos t 
p re fe r red w i t h 1 be ing you r favor i te a n d 6 be ing your least favor i te) : 

• 1 M2 E 3 1 4 1 5 

Downtown entries have landscaped medians, comer bulb-outs, special 
signs 

H aid scaped areas (brick pavers or concrete) that also provide for 
furnishings, sculptures and planted areas 

Street trees 

Lighting that is down lit and with historical style poles 

Sitting'gathering areas such as small plazas, play areas and 
performance venues 

12. Please p rov ide any add i t i ona l c o m m e n t s y o u may have. 

Text Response 

#2 if you consider parking #4 Keep very tall buildings - like the Alpine Bank Building OUT of downtown. 

#11 Xeroscape, dark sky!!, sitt ing/gathering along rail district as well 

The focus within the CBD should be less on specific architectural styles and/or materials, but on those necessary elements to create 
a streetscape (location of entrances, location of parking, uses of the sidewalk, etc). The collection and range of architectural styles is 
what illustrates the evolut ion of a place and brings unique character to that place. 

I think there should be a legitimate concrete Skatepark in the downtown park area as an anchor for destination based year round 
usage... feel free to contact me for any info or questions... ( info@bin707.com) 

The CBD has a core of historical structures on Main Street and Colorado, but the modern buildings on 7th and what the new 
Marr iot t adds is a varied and interesting streetscape with both modern and historic structures. This diversity of design allows for 
creativity, originality of builders and not a cookie cutter approach to the CBD dictated by code. That said, a 20 story medical center 
next to the transitional housing areas makes no sense so some type of restrictions should apply. The removal of trees on Main was 
necessary given the 50 year life cycle, but better planning needs to be done to assure we maintain a natural canopy of vegetat ion 
and the City also needs to do a better job of maintaining the fountains assuring they are functioning and serviced as needed. The 
one located across from the Avalon has malfunctioned much of the time since installation. Also winterization and maintenance of 
these wonderful outdoor water features must be planned operationally. Parking will always be an issue and the City needs to be 
more in touch with the reality of what they are approving as evidenced by the latest "VET" housing development done by Cathol ic 
Outreach which was totally lacking substantive evidence for the staff justification of parking. The result will be loss of parking for 
downtown businesses and there is no law that says the facility has to be used for VA occupants forever. 

D o w n t o w n A r e a - W i d e Concepts - Ques t ionna i re Resul ts 

1. Examine the possibility of making 4th and 5th Streets both 2-way streets between Grand and North Avenues 

# Answer % 

1 Strongly Disagree 32% 

2 Disagree 18% 

3 Neither Agree nor Disagree 14% 

4 Agree 18% 

5 Strongly Agree 18% 

Total 100% 

mailto:info@bin707.com


2. Establ ish a dist inct ive publ ic sign palet te for the or iginal square mile t o inc lude street signs and d i rec t iona l signs that have 
recognizable poles, o r n a m e n t a t i o n , co lors , fonts and logos. 

; A n s w e r % 

i St rongly Disagree 9% 

2 Disagree 5 % 

3 Ne i ther Agree nor Disagree 3 2 % 

4 Agree 2 7 % 

5 Strongly Agree 2 7 % 

Total 100% 

3. Emphas ize "wa lkab i l i t y " o f D o w n t o w n th rough ongo ing improvemen ts to pedest r ian crossings, bicycle faci l i t ies (e.g. bike lanes o n 

# Answer % 

1 Strongly Disagree 4 % 

2 Disagree 0% 

3 Ne i ther Agree nor Disagree 4 % 

4 Agree 3 0 % 

5 Strongly Agree 6 1 % 

Total 100% 

4. Establ ish and improve ga teways to the D o w n t o w n Area (please se lect you r top 4 choices) . 

# A n s w e r 

7 th Street and Nor th Avenue 

1st Street and Grand Avenue 

12th Street and Grand Avenue 

1st and M a i n Streets 

12 th and M a i n Streets 

5 th Street and South Avenue 

7 th Street and Pitk in Avenue 

Other - p lease descr ibe 

3 7 % 

8 4 % 

16% 

8 4 % 

2 1 % 

6 8 % 

5 8 % 

3 2 % 

Other - p lease descr ibe 

River f ront trai l 

1 s t - N O R T H 

4 th & No r th 

14th & I-70B (Desert Vis ta Park) 

7 th and M a i n 

2 Disagree 10% 

3 Neither Agree nor Disagree 25% 

4 Agree 40% 

5 Strongly Agree 20% 

Total 100% 



5. Please provide any addit ional comments you may have. 

Text Response 

Make the accessibi l i ty to the river and r iverfront trails f rom downtown area more inviting. 

f f l W h y ? 

Make user-fr iendly ways to get to river trails 

#4 improve how? They are all fine now Mak ing 4th & 5th only partly 2-way wou ld be a disaster. There would be auto accidents -
people driving in the wrong lanes No more roundabouts ! 

In t ime pedestr ian traffic will increase yet travel today in the next 20 years most travel will be via cars 

#1 but make transit ion f rom 1-way to 2-way very clear wi th islands & other street features M a i n & Gunnison are ideal 7th f rom 
down town to River is already bike-fr iendly ok 

The directional signage beginning on Horizon Drive and leading to the Downtown along 7th Street already has a distinctive co lor 
scheme. However , this scheme was compromised at the intersection of 7th Street and Grand Avenue when the sign pole was 
painted black. If a color scheme is created, it should build on this work and must not be compromised. 

North Central Business District — Questionnaire Results 

1. Establish a cohesive character / theme that harmonizes new structures wi th the exist ing buildings through c o m m o n materials, 
scale and architectural details 

# Answer % 

1 Strongly Disagree 10% 

2 Disagree 10% 

3 Neither Agree nor Disagree 25% 

4 Agree 45% 

5 Strongly Agree 10% 

Total 100% 

2. Promote vert ical ly mixed use structures (e.g. retail or office at street level and residential or off ice above) 

# Answer % 

1 Strongly Disagree • 5% 

2 Disagree • 5% 

3 Neither Agree nor Disagree " 10% 

4 Agree 50% 

5 Strongly Agree 30% 

Total 100% 

3. The max imum bui lding height of 65 feet shall only be al lowed on parcels that front Grand Avenue. The buildings should "step 
d o w n " so that the front of buildings that are directly across the street f rom residential buildings or uses are only 35 feet in height. 

# Answer % 

1 Strongly Disagree 5% 

2 Disagree 10% 

3 Neither Agree nor Disagree 25% 

4 Agree 40% 

5 Strongly Agree 20% 

Total 100% 



8. Where avai lable, some park ing for non-resident ia l uses may be on the street but only in f ront of the actual use, not in front o f 
o ther adjacent uses. 

# Answer % 

1 Strongly Disagree 0% 

2 Disagree 16% Disagree 

3 Neither Agree nor Disagree 3 7 % Neither Agree nor Disagree 

4 Agree 3 2 % 

5 Strongly Agree 16% 

Total 100% 

9. Should similar guidel ines and standards be appl ied to the 1st Street Corr idor f rom Grand Avenue to Belford Avenue? 

# Answer % 

1 

2 

Y e s 

No 

7 8 % 

2 2 % 

Total 100% 

10. P lease p rov ide any add i t i ona l c o m m e n t s y o u may have. 

Text Response 

limit mixed-use intrusion into residential areas 

#1 but not exactly alike #8 there 's just no space on 4th St 

#1 exist ing bldgs are crap #6 I don ' t notice anyth ing about Grand wes t of 7th wor th harmoniz ing w i th . 

Keep it s imple. Trees are such a gift. Keep it "b ig western t o w n " rather than a city. Really, we have a choice western town here 
that offers rel ief f rom cit ies. M a y we manage to preserve & maintain that western "wide open spaces" air. 

The one-block depth of this subarea creates a chal lenge. I agree that a max imum setback is necessary, both a long Grand and 1st 
Street. However , this wil l result in the relocat ion of parking, loading, etc to the rear of the block, assuming the propert ies wi th in 
the block are assembled . I bel ieve that it wou ld be a mistake to severely l imit the height and /o r bui ld ing locat ions a long Ouray and 
2nd Street. The wid th o f t h e s e streets and the streetscape itself would be better used as the transi t ion. This would a l low greater 
ut i l izat ion of the propert ies and provide a bet ter def ined "edge" be tween the business and the residential area. 

Transitional Areas - Questionnaire Results 

1. Front yards of transit ional uses shall be reserved for landscaping, s idewalks and dr iveway access to park ing areas and signage to 
maintain the residential character. 

# Answer % 

1 Strongly Disagree 5% 

2 Disagree 1 1 % 

3 Nei ther Agree nor Disagree 16% 

4 Agree 4 2 % 

5 Strongly Agree 26% 

Total 100% 



Keep signs for the non-residential uses subordinate to the residential character. 

# A n s w e r 

St rongly Disagree 

Disagree 

Ne i the r Agree nor Disagree 

Agree 

St rong ly Agree 

Tota l 

0 % 

5 % 

16% 

5 8 % 

2 1 % 

100% 

Regulate m a x i m u m bu i ld ing size in t rans i t iona l cor r idors 

# A n s w e r % 

1 Strongly Disagree 1 1 % 

2 Disagree 2 1 % 

3 Ne i the r Ag ree nor Disagree 1 6 % 

4 Agree 4 2 % 

5 St rongly Agree 1 1 % 

Total 100% 

Regulate hours of o p e r a t i o n for t rans i t ional uses. 

# A n s w e r % 

1 Strongly Disagree 1 1 % 

2 Disagree 3 3 % 

3 Ne i the r Agree nor Disagree 2 8 % 

4 Agree 1 7 % 

5 St rongly Agree 1 1 % 

Tota l 1 0 0 % 

Regulate bu i ld ing , site and signage l ight ing for t rans i t iona l uses to m in im ize impac t on ad jacent res ident ia l 

# A n s w e r 

St rongly Disagree 

Disagree 

Ne i the r Agree nor Disagree 

Agree 

St rongly Agree 

Tota l 

5 % 

0 % 

5 % 

5 8 % 

3 2 % 

100% 

Regulate park ing and sc reen ing o n non- res ident ia l s i tes t o min imize impac t o n ad jacent res ident ia l co re . 

# A n s w e r % 

1 Strongly Disagree 6% 

2 Disagree 6% 

3 Ne i the r Agree nor Disagree 1 1 % 

4 Agree 3 9 % 

5 St rongly Agree 3 9 % 

Total 100% 



7. T rans i t i ona l uses s h o u l d n o t b e a l l o w e d t o have o u t d o o r s t o rage a r e a s . 

# A n s w e r % 

1 

2 

S t r ong l y D isag ree 

D isag ree 

5 % 

1 6 % 

3 N e i t h e r A g r e e n o r D isag ree 3 7 % 

4 A g r e e 1 6 % 

5 S t r ong l y A g r e e 2 6 % 

To ta l 1 0 0 % 

8. W h e r e a v a i l a b l e , s o m e p a r k i n g fo r n o n - r e s i d e n t i a l uses m a y be o n t he s t r ee t bu t on l y in f r o n t o f the ac tua l use , no t in f r on t o f 

# A n s w e r % 

1 

2 

S t r ong l y D i sag ree 

D isag ree 

• 6 % 

0 % 

3 N e i t h e r A g r e e n o r D isag ree 3 5 % 

4 A g r e e 4 1 % 

5 S t r ong l y A g r e e 1 8 % 

To ta l 1 0 0 % 

9. R e u s e o f res iden t ia l s t r u c t u r e s a n d n e w c o n s t r u c t i o n in the t r ans i t i ona l c o r r i d o r s sha l l re ta in r e s i d e n t i a l c h a r a c t e r . 

# A n s w e r % 

1 S t rong l y D i sag ree 6 % 

2 D isag ree 1 2 % 

3 N e i t h e r A g r e e no r D isag ree 6 % 

4 A g r e e 4 7 % 

5 S t r ong l y A g r e e 2 9 % 

To ta l 1 0 0 % 

10. Regu la te t he s p a c i n g o f n o n - t r a d i t i o n a l res iden t ia l uses (e.g., se rv i ce o r g a n i z a t i o n s , g r o u p h o m e s ) s o as t o e q u i t a b l y d i s b u r s e 

t h e m t h r o u g h o u t t he d o w n t o w n a r e a . 

# A n s w e r % 

1 S t rong l y D i s a g r e e 0 % 

2 D isag ree 2 0 % 

3 N e i t h e r A g r e e no r D isag ree 1 0 % 

4 A g r e e 5 0 % 

5 S t r ong l y A g r e e 2 0 % 

To ta l 1 0 0 % 



11. The most important residential characteristics to me are (check all that apply): 

# Answer % 

1 Mainta in landscaped front yards (no parking in the front yard) 68% 

2 Setback of building from street 32% 

3 Small, low signage 53% 

Mainta in or construct building forms that are typical of residential architecture 
(e.g. 1-1/2 to 2 stories, sloping roofs, window pattern, porches) 

4 
Mainta in or construct building forms that are typical of residential architecture 
(e.g. 1-1/2 to 2 stories, sloping roofs, window pattern, porches) 

53% 
Mainta in or construct building forms that are typical of residential architecture 
(e.g. 1-1/2 to 2 stories, sloping roofs, window pattern, porches) 

5 
Use materials that are similar in color and texture as those in the residential 
neighborhood (e.g. roofing, siding) 

37% 

6 Minimize the visual impact of parking provided for the transitional uses 58% 

7 Other - please describe 16% 

Other - please describe 

Cleanliness and general appearance. In general, the current businesses in this area look nicer than the residences, 

blend old & new (modern) architecture thru commit tee approval /aesthet ic guidelines ie: Bozeman, MT 

Feel free to tear it up and start over 

12. Please provide any addit ional comments you may have. 

Text Response 

l a m a part owner of a business at 9th and Rood. M y main concern is traffic control . There are regularly accidents at 9th and Ma in , 
we hear each one and watch them out our windows. In my opinion, having watched this intersection for over a decade, you could 
drastically reduce the number o f these accidents by reducing or el iminating the on-street parking on Ma in street in the vicinity of this 
intersection. I'm convinced most o f these accidents are caused by visual error. People travell ing either way on 9th will s top, look 
each way, see traffic on Ma in , and PULL OUT ANYWAY because they think, in a quick glance, the vehicle they saw was parked on 
Ma in . In a quick glance, drivers sometimes cannot differentiate between a parked and a travelling vehicle. The City put blinking 
lights around the stop signs for a while, I see they're gone now, I suspect they statistically did not help reduce the number of 
accidents. Please try my idea. I'm sure the property owners will complain. But it could be you or your family that is in the next 
accident at 9th and Ma in . 

Bozeman, M T U ! 

#9 the transitional area has no redeeming qualit ies. 

The Transistional Area needs to be redefined. It encompases existing commercial uses between 7th and 12th Street, many with 
frontage on North Avenue, which are identified as part of a student commercia l /enter ta inment district. It also encompasses the 
Ratekin and Qwest towers, both zoned Downtown Business, which should be included in the CBD. 

Residential Areas - Questionnaire Results 

1. No large-scale redevelopment projects should be al lowed within the downtown residential core. 

# Answer % 

1 Strongly Disagree 10% 

2 Disagree 20% 

3 Neither Agree nor Disagree 20% 

4 Agree 20% 

5 Strongly Agree 30% 

Total 100% 



2. The d o w n t o w n res ident ia l core shou ld be p rese rved for res ident ia l uses on ly w i t h n o fu r the r e n c r o a c h m e n t of non - res iden t i a l 

uses. 

U A n s w e r 

1 St rong ly Disagree 0 % 

2 Disagree 2 4 % 

3 Ne i t he r Ag ree nor D isagree 2 9 % 

4 Ag ree 1 0 % 

5 St rongly Agree 3 8 % 

Total 1 0 0 % 

3. M a i n t a i n the ex is t ing cha rac te r o f the house sty les w i t h i n the d o w n t o w n res ident ia l core n e i g h b o r h o o d - n e w c o n s t r u c t i o n or 

# A n s w e r % 

1 St rong ly Disagree 0 % 

2 Disagree 1 5 % 

3 Ne i t he r A g r e e nor D isagree 0 % 

4 Ag ree 4 5 % 

5 S t rong ly Agree 4 0 % 

Total 1 0 0 % 

4. M a i n t a i n and e n h a n c e the pa t te rn o f l andscaped f ron t ya rds tha t gives the d o w n t o w n res ident ia l co re n e i g h b o r h o o d a d is t inc t ive , 

f r iend ly a p p e a r a n c e . 

# A n s w e r 

S t rong ly Disagree 

Disagree 

Ne i t he r Ag ree nor Disagree 

Ag ree 

S t rong ly Agree 

Tota l 

0 % 

0 % 

1 4 % 

4 8 % 

3 8 % 

1 0 0 % 

5. Regula te the scale o f accesso ry s t ruc tures t o ma in ta i n the i r charac te r as s u b o r d i n a t e to the p r ima ry res idence . 

# A n s w e r 

S t rong ly Disagree 

Disagree 

Ne i t he r Ag ree nor Disagree 

Ag ree 

S t rong ly Agree 

Tota l 

0 % 

1 4 % 

1 0 % 

4 3 % 

3 3 % 

1 0 0 % 



6. N e w cons t ruc t i on of accessory s t ruc tures may be a l l owed to be bui l t a t h is tor ic se tbacks (e.g. the re cou ld be a ze ro foo t setback 

f r om the al ley and on ly 3 feet f r om ne ighbor ing p roper ty l ine). 

# A n s w e r % 

1 Strongly Disagree 1 0 % 

2 Disagree 2 0 % 

3 Ne i the r Ag ree nor Disagree 2 5 % 

4 Agree 3 5 % 

5 St rongly Agree 10% 

Total 100% 

7. W h e r e ex is t ing res ident ia l zon ing a l l ows , p rov ide a d ivers i ty o f hous ing t ypes th rough d e v e l o p m e n t o f mu l t i - fami l y hous ing tha t 

# A n s w e r % 

1 Strongly Disagree 5 % 

2 Disagree 1 9 % 

3 Ne i the r Agree nor Disagree 14% 

4 Agree 2 9 % 

5 St rongly Agree 3 3 % 

Total 100% 

8. D iscourage tea r ing d o w n ex is t ing h is tor ic h o m e s in o rde r to cons t ruc t n e w res ident ia l s t ruc tures . 

# A n s w e r % 

1 Strongly Disagree 0% 

2 Disagree 1 0 % 

3 Ne i the r Agree nor Disagree 1 9 % 

4 Agree 3 8 % 

5 St rongly Agree 3 3 % 

Total 100% 

9. Regulate the spac ing of non- t rad i t iona l res ident ia l uses (e.g. serv ice o rgan iza t ions , g roup homes) so as to equ i tab ly d isburse t h e m 

th roughou t the d o w n t o w n res ident ia l a rea . 

# A n s w e r 

St rongly Disagree 

Disagree 

Ne i the r Agree nor Disagree 

Agree 

St rongly Agree 

Tota l 

0% 

6% 

2 4 % 

5 9 % 

1 2 % 

100% 



10. Enhance access to and improvements within existing public open spaces (e.g. parks and school grounds) within the downtown 
residential core. 

# Answer % 

1 Strongly Disagree 0% 

2 Disagree 0% 

3 Neither Agree nor Disagree 18% 

4 Agree 47% 

5 Strongly Agree 35% 

Total 100% 

11. Maintain and enhance the historic character of the streetscape. 

# Answer % 

1 Strongly Disagree 0% 

2 Disagree 0% 

3 Neither Agree nor Disagree 6% 

4 Agree 63% 

5 Strongly Agree 31% 

Total 100% 

12. The most important streetscape characteristics to me are (check all that apply): 

# Answer % 

1 Street Trees • 94% 

Landscaping rather than parking or other uses in park strips (area 
between sidewalk and curb) 

Distinctive street signs for downtown residential core 

2 
Landscaping rather than parking or other uses in park strips (area 
between sidewalk and curb) 

Distinctive street signs for downtown residential core 

• • • • • • 71% 

3 

Landscaping rather than parking or other uses in park strips (area 
between sidewalk and curb) 

Distinctive street signs for downtown residential core 24% 

4 Distinctive street lighting for downtown residential core 41% 

5 Minimal ly maintained landscaping in front yards 6% 

6 Detached sidewalks (space between the sidewalk and the curb) 47% 

7 Other - please describe 0% 

Other - please describe 

13. Please provide any additional comments you may have. 

Text Response 

Allow for Bed & Breakfast establishments to operate within original square mile, provided that signage, parking areas and lighting 
can blend in with neighboring properties. 

#8 depending on the existing quality of the building #11 evergreens! 

U2 small-scale mixed use would be ok #8 "historic" does not necessarily mean "good" The trees and lawns are pleasant, but GJ 
could afford to mlount a significant effort toward xeriscape concepts. Honestly it seems criminal how folks in this town gush the 
Colorado River al over the place with little or no thought toward making a more rational truce with the desert. 

I'd love to see softer lighting, going upward. For good ideas, check out www.darksky.org. Xcel says people need only a 60 watt bulb 
(or equivalent on houses). I recommend (& long for) banishment of motion-sensor lighting... M y plea is keep it simple. Preserve the 
"big western town" feel of this town. No more narrowing of streets. Please avoid turning into a city (like Boulder). THANKS! 

Prohibit ing "non-residential" uses can create unintended outcomes. For example, should a church be allowed to expand and offer a 
coffee shop or other gathering place open to the public? This sort of amenity within the residential area is what adds value to the 
area. It is important to permit multi-family (re)development within the original square mile for two reasons. One, it has excellent 
infrastructure to service the population and proximity to services. Two, it is the only area within Grand Junction that has lost 
population in the 2010 Census (Tract 2 and 3), suggestinga loss of families from the area and/or an aging population of smaller 
households. 

http://www.darksky.org


Corridor Overlays - Questionnaire Results 

1. Create a mix o f higher qual i ty, new uses a long South Avenue . 

# Answer % 

1 Strongly Disagree 9 % 

2 Disagree 0% 

3 Ne i ther Agree nor Disagree 18% 

4 Agree 9% 

5 Strongly Agree 6 4 % 

Total 100% 

2. Create a more pedest r ian- f r iendly commerc ia l and service corr idor a long South A v e n u e / S o u t h 7th Street that c o m p l e m e n t s 

st reet improvements that have a l ready been comp le ted . 

# Answer 

Strongly Disagree 

Disagree 

Ne i ther Agree nor Disagree 

Agree 

Strongly Agree 

Total 

9% 

0% 

18% 

18% 

5 5 % 

100% 

3. Do not a l low bi l lboards on the South A v e n u e / S o u t h 7 th Street corr idor . 

# Answer % 

1 Strongly Disagree • 5 % 

2 Disagree • 5 % 

3 Ne i ther Agree nor Disagree 27% 

4 Agree • 9% 

5 Strongly Agree 5 5 % 

Total 100% 

4. Promote higher qual i ty arch i tecture and screen ing of ou tdoo r uses for si tes that face South Avenue and South 7 th Street. 

# Answer 

Strongly Disagree 

Disagree 

Ne i ther Agree nor Disagree 

Agree 

Strongly Agree 

Total 

10% 

5 % 

14% 

14% 

57% 

100% 



5. Shou ld s imi lar gu ide l ines and s tanda rds be app l ied to the 1st St reet co r r ido r f r o m Sou th A v e n u e to G rand A v e n u e ? 

# A n s w e r % 

1 St rong ly Disagree 1 4 % 

2 Disagree 0% 

3 Ne i the r Agree nor Disagree 2 4 % 

4 Agree 14% 

5 St rong ly Agree 4 8 % 

Total 1 0 0 % 

6. Limit expans ion and cons t ruc t i on o f any n e w o u t d o o r uses and ope ra t i ons (such as o u t d o o r ope ra t i on o f rail yards , sa lvage yards , 

etc.) o n p roper t ies t ha t a b u t the Sou th 5 t h S t ree t r igh t -o f -way . 

# A n s w e r 

St rong ly Disagree 

Disagree 

Ne i the r Agree nor Disagree 

Agree 

S t rong ly Agree 

Tota l 

14% 

14% 

14% 

9% 

5 0 % 

1 0 0 % 

7. Prov ide sc reen ing o n the Sou th 5 th S t ree t br idge tha t l imi ts v i ews to ad jacen t uses bu t still p rov ides longer v is tas t o the eas t 

# A n s w e r % 

1 St rong ly Disagree 2 3 % 

2 Disagree 5 % 

3 Ne i the r Agree nor Disagree 2 3 % 

4 Agree 9% 

5 St rong ly Agree 4 1 % 

Total 1 0 0 % 

8. P r o m o t e h igher qua l i t y a rch i tec tu ra l fea tu res o n bu i l d i ng facades tha t d i rec t ly face o r can be seen f r o m the 5 th S t ree t br idge on 

the east and w e s t s ides of the br idge. 

# A n s w e r % 

1 St rong ly Disagree 9% 

2 Disagree 9% 

3 Ne i the r Agree nor Disagree 1 8 % 

4 Agree 1 8 % 

5 St rong ly Agree 4 5 % 

Total 1 0 0 % 

Page 28 



9. Do not a l low b i l lboards on the South 5 th St reet cor r idor . 

# A n s w e r % 

1 Strongly Disagree 9% 

2 Disagree 18% 

3 Ne i the r Agree nor Disagree 2 3 % 

4 Agree 5% 

5 Strongly Agree 4 5 % 

Total 1 0 0 % 

10. Create a mix o f h igher qual i ty , n e w uses a long South 7 th Street and Rivers ide Parkway . 

# A n s w e r % 

1 Strongly Disagree 9% 

2 Disagree 5% 

3 Ne i the r Agree nor Disagree 2 7 % 

4 Agree 18% 

5 Strongly Agree 4 1 % 

Total 100% 

11. Create a more pedes t r ian- f r iend ly c o m m e r c i a l core for area emp loyees , res idents and vis i tors. 

# Answer 

Strongly Disagree 

Disagree 

Ne i the r Agree nor Disagree 

Agree 

Strongly Agree 

Total 

9 % 

0% 

2 3 % 

14% 

5 5 % 

100% 

12. In tegra te n e w c o m m e r c i a l a n d m i x e d use w i t h park , t ra i l , r e c r e a t i o n a n d o p e n s p a c e uses . 

# A n s w e r % 

1 Strongly Disagree • 10% 

2 Disagree • 5 % 

3 Ne i the r Agree nor Disagree •1 14% 

4 Agree • • 1 9 % 

5 St rongly Agree 5 2 % 

Total 1 0 0 % 

13. Do not a l low b i l lboards a long the South 7th S t ree t /R ive rs ide Parkway bus iness park mixed use cor r idor . 

i A n s w e r % 

I 

2 

Strongly Disagree 

Disagree 

10% 

0% 

3 Ne i the r Ag ree nor Disagree 1 9 % 

4 Agree 14% 

5 Strongly Agree 5 7 % 

Total 100% 



14. Promote commerc ia l and mixed uses a long the north side of the Riverside Parkway that would transit ion to and screen industr ial 
areas behind to the north. 

# Answer % 

1 Strongly Disagree 5% 

2 Disagree 15% 

3 Nei ther Agree nor Disagree 20% 

4 Agree 30% 

5 Strongly Agree 30% 

Total 100% 

15. Use the remnant bui ld ing of the historic sugar beet factory as a guide for scale, height and architectural e lements for potential 
new deve lopment a long Riverside Parkway. 

# Answer % 

1 Strongly Disagree 10% 

2 Disagree 5% 

3 Nei ther Agree nor Disagree 19% 

4 Agree 19% 

5 Strongly Agree 48% 

Total 100% 

16. Promote higher qual i ty architectural t reatments for bui ld ing facades that face the Riverside Parkway. 

« Answer % 

1 Strongly Disagree 14% 

2 Disagree 5% 

3 Nei ther Agree nor Disagree 5 % 

4 Agree 36% 

5 Strongly Agree 4 1 % 

Total 100% 

17. Regulate screening of ou tdoor storage in the f ront yard area to minimize visual impact of these uses a long the Riverside 

# Answer % 

1 Strongly Disagree 14% 

2 Disagree 9% 

3 Nei ther Agree nor Disagree 5% 

4 Agree 27% 

5 Strongly Agree 45% 

Total 100% 



IS . Promote higher qual i ty streetscape w i th min imal bui ld ing setbacks, use of f ront yard space, signage, fenc ing and landscaping 
regulat ions. 

# Answer % 

1 Strongly Disagree 5% 

2 Disagree 10% 

3 Nei ther Agree nor Disagree 15% 

4 Agree 40% 

5 Strongly Agree 30% 

Total 100% 

19. Do not a l low bi l lboards a long the Riverside Parkway commerc ia l / indust r ia l corr idor. 

# Answer % 

1 Strongly Disagree I 5% 

2 Disagree I 5% 

3 Nei ther Agree nor Disagree 3 3 % 

4 Agree 1 5% 

5 Strongly Agree 5 2 % 

Total 100% 

20. Please provide any addi t ional c o m m e n t s you may have. 

Text Response 

NO BILLBOARDS 

I think your survey is biased - where do you say you wan t NO OVERLAYS 

Encouraging progressive deve lopers / landowners to make a few "1st moves" needs to be a kick-start for these standards. Once a few 
are on board this plan can be used as an incentive to get businesses to locate and upgrade in these distr icts. I envis ion that as the 
r iverfront and other areas deve lop, GJ may be able to at t ract Denver businesses that cannot af ford the d o w n t o w n real estate they 
wan t there. 

Looks good I 

#7 waste of $;#8 If y o u do this, no need for a sc reen ; #9 I kinda like t h e m ; #10 Keep good reliable businesses in p lace; #12 if it wil l 
help our economy & Br ing more businesses d o w n t o w n ; #14 Waste of $. W h a t is, is. I like seeing the rock yard . Keep it s imple. Keep 
it real. Keep night l ighting subt le, f r iendly, rather than glar ing & bl inding. G o for qual i ty (which it sounds like y o u are doing). Yet 
please make it possible for "o ld - t imers" to mainta in their business w i thout undue expense for dub ious purpose. Keep our t own 
W e s t e r n ! (that's my plea) open & fr iendly & not too fancy THANKS 

I agree w / a l l . The "strongly agree" s are of greatest impor tance. #15 that and lower 

Mis take to not a l low resident ial in rail district, ie: LODO in Denver, has the potent ia l to be urban a tmosphere that wou ld at t ract 
young professionals to work & reside ie: l iv ing/work ing lofts. Densely populated " d o w n t o w n " area can prevent urban sprawl , lessen 
carbon footpr int and make this area a desirable place to live & work 

1) This is a convuluted process. 2) Driving for answers you wan t 3) W e need jobs, business & honor private property rights 

W i th respect to the South Avenue corr idor, is there still d iscussion abou t rerout ing the I-70B corr idor to P i tk in /South? If so, then 
that changes the type of character a long that corr idor, though pedestr ian access should still be prov ided. South 5th St reet (bridge) 
does serve as an entry point into the d o w n t o w n ; however , since it essential ly "flys over " the exist ing industrial areas, it is not 
necessary to comple te ly restr ict those uses. The main focal point should be the end of the bridge and the forward vista into 
d o w t o w n , not wha t is underneath . The or ientat ion of the Riverside Parkway paral le l ing Las Colon ios Park presents someth ing of a 
chal lenge for future commerc ia l deve lopment , since direct access is only avai lable at 7 th St, 9th St, and Win te rs Avenue . These 
intersect ions should be the focus of the integrat ion of commerc ia l to open space concept . The areas a long Kimbal l Avenue ad jacent 
to the sugar beet factory are perhaps too far away f rom these nodes to be v iable for mixed-use deve lopmen t 



Greater Downtown Plan Open House 
December 8, 2011 
Citizen Comments 

• I don't want changes in zoning OR overlays - leave it alone for now - that's the best way to stimulate job growth. 
• # one priority should be emphasis on maintaining and enhancing the character of the downtown residential and 

business to provide character, charm and livability within the core area. Increased bike lanes/racks, pedestrian 
crossings and a strong control of architectural features will serve to ensure an attractive downtown for years to 
come. 

• Would love to see better use of Whitman Park connected to the Museum, Renaissance Fair, Farmer's Market etc. 
An East/West traffic corridor south of Ute would make the area more pedestrian-friendly to downtown visitors. 

• Must have strict sign codes & restrictions; NO lighted signs in residential district; Same for R-O zones. 
R-O must provide parking for residents & employees, clientele during business hours. Parking is a big problem in 
R-O areas where renters & employees are not allowed to park during business hours and take parking from 
residents. Sometimes R-O residents tie up parking for days at a time leaving homeowners without parking and 
must carry groceries and other items from alley or further from home. Limit the amount of families living in 
existing homes. Some homes have multiple families living there (with numerous vehicles). 

• NO parking of vehicles on parkway. 
• Support for the Ute/South shift of one-ways. 
• Encourage continued support for the "Arts" and Museum in downtown. 
• Support for safety for bicyclists and pedestrians. WALKABJXITY! 
• Support for parks and active recreation in the area. 
• Agree with - no billboards on South Ave/S 7 t h Street/S 5 t h Street corridors. 
• Promote higher architecture and screening for site South Ave. 
• Set minimum height requirements for downtown - Build Taller. 
• I like the corridor concepts connecting downtown to the river. I live &* work downtown, bike the river and only 

need a couple connections to get there, so 5 t h Street & 7 t h Street corridors bike-friendly are important to me 
personally; and I think, good for the area in general. 

• With proposed rezone of block between 5 t h & 6th, Ouray & Chipeta - would a credit union or bank be a 
compatible use? - Eve Tallman 683-2424. 

• I agree that building sizes need to blend as they approach the residential districts from Grand Ave. 
• We need better ways to notify owners of the meetings. I didn't know of the Chipeta Elementary meeting. 
• Clean tamarisk, Russian Olive (tents, dogs) between S 5 t h Street and Railroad Bridge. 
• Improve bike, pedestrian route Main to River trail. 
• Put soft path along river thru Los Colonias (something easy to replace if floods). 
• Put pedestrian bridge over cut in Jarvis pond from soft path loop. 
• Improve pedestrian, bike route W. Main to River (by Dual Immersion Academy school, etc). 
• I would like to see more development along the river. Has city planning ever taken a "field trip" to Littleton to 

see what they have done with their river trail? I grew up there and saw it transform from trash to a treasure. 
• Since this town is named after the confluence of 2 rivers, why not have a confluence park? Buy all the trashed 

area down at the confluence. 
River District - Concerned with Cities priority on present & future Riverfront Trail maintenance. Does not 
appear to be a priority. Also concerned with City "real" concern & commitment to the River District development 
for the Park & Future Trail to 29 Road. 

• The industrial use of the 2 blocks south of Pitkin should remain due to the already constructed infrastructure i.e. -
rail yards, holding tanks, etc. to re-set this area into another location would be very cost prohibited. 



Regarding the workshop at City Hall 09.19.2011 regarding 
Zoning and Future Land Conflicts 

1) South downtown area; 

1) South Downtown, the OPTION 3 submitted by Kathy Portner was the plan she said 
matched current use and that she would propose. The City Council concurred. That the 
"triangle on 6th Street should be 1-1, historical use of rail; take change North to South 
side of South Ave.; West side of 7th to accommodate current users. Council agreed with 
one dissenting vote. 

There was talk of "conditional use" and "over-lays". 
The Mayor's remarks were that both of these 'conditions' on zoning creates 
unpredictability. Both should be avoided whenever possible. Council concurred. 

At the work shop, there was also concern that the South Downtown should be considered 
separate from the Downtown Plan. However, we note this has been put as one. 

Meeting 12.08.2011 at Whitman Center 

No property owners have been for a change of zoning in South Downtown. The Council 
and Planning Department discussed this at length at 9.19.2011 workshop and felt uses 
should be kept for current users and zoning should remain the same. 

1) Why are the same meetings necessary - over and overe? 
2) Why are minutes not kept of previous meetings? 

Please consider keeping the zoning the same for the South Downtown so businesses have 
predictability and continue operating - instead of wondering what the City is going to do 
to them. 

Thank yoi 

Grand Junction CO 81502 
970-243-8843 
Ioisgdunn@gmail .com 

Attached: Proposal 3 as presented at the 9.19.2011 workshop 



OPTION 3: Omitted Area South Ave to RR Tracks 
Potential Zoning 

Nonconforming Usewifli Ex sting a Potential Zoning 

OPTION 3: Omitted Area South Ave to RR Tracks 
Extend Concepts from South Downtown Plan 

Amend Comprehensive Pita & Rezone Commercial and Commercial Industrial with Overlay for Corridors 



Greater Downtown Plan Open House 
February 23,2012 
Citizen Comments 

DOWNTOWN OVERLAYS 
• Transitional Areas - Need parking guidelines for business & residential uses. What about parking guidelines for 

rentals? Currently property owners do not have any requirements to have renters park on or in front of units. 
What about off street parking requirements? We need them. 

• Transitional Area - Text seems to primarily be geared to business discussion. We need guidelines & standards to 
be inclusive of the residential aspects!! All readers need to understand we are an inclusive neighborhood 
comprised of residential and business interests. Current zoning states "Residential/Office". 

• 1st Street from Main St south to the depot - slow traffic/Parkway/landscaped median, shift of Ute/Pitkin to 
Pitkin/South. 

• On street parking should be encouraged to slow traffic and act as a buffer on collector streets (e.g. Grand Ave) to 
buffer traffic from residential yards. Parked cars area a safety buffer for children playing in yards. 

• No uses earlier than 7:30 am or after 8 pm. The Yoga Collective would immediately be in violation of this on 10th 

& Main. 

PROPOSED LAND USE MAP 
• It doesn't seem to make sense putting a Commercial/Industrial area on the river, breaking up the continuity of the 

park areas. 
• Train Depot - Why not encourage Amtrak, GVT & Greyhound Bus Co. to make a true intermodal center @ 1st/2nd 

and Pitkin? Then encourage higher density housing and mixed use for this area. 
• Isn't the Neighborhood Center supposed to serve clients who "walk" from the immediate neighborhood? On 1s t 

Street there are barely sidewalks to serve the NC. Isn't this commercial area being used by the "Driving" 
community more than the walking neighbors? Do you expect this to change? 

PROPOSED ZONING MAP 
• The infamous Brady property will be surrounded by parks on 3 sides according to the FLU. How does the I-1 

zoning make any sense? Why not get Brady to trade for some vacant land to it's north and east. 
• Rail industrial zone inhibits residential uses & remodels - should be mixed use zone. This area is full of houses -

not just industrial uses. 
• County zoning missing from maps; any changes to County zoning considered? 
• Brady Trucking need to be moved to the vacant industrial land to the east of where they are now and the land by 

the River needs to be part of the Park. 
• Winters/Kimball - 7 t h/9 t h - There area residences there that should be retained for that use! Why can't we have 

residential blended use in ANY work areas? It makes not sense to segregate them and force their use change 
when we supposedly are trying to create a walkable city. 

• Why is the Industrial use STILL specified by the Riverfront Trail? OM elevation looks right down on that area. 
Retain our Riverfront for a beautiful recreational feature, please!!! 

• BP - doesn't allow museums; concerned that some retail sales are not allowed in the BP. Compare BP to C-2 
uses. 

• S 7 t h Street - look at potential of leaving the C-2 zoning and utilize the overlay zone for design standards. 
• Would like to do mixed use, but business - residence requires owner or employee live there. 
• Suggest incentives for new uses or upgrades we'd like to see - 1111 S 7 t h Street. 
• Attached letter from John Crouch. 

Attached letter from Margaret Cox. 

CIRCULATION/TRAILS/BUS 
• NO MORE ROUNDABOUTS. THEY DO NOT AID IN TRAFFIC FLOW! Courtesy is not practiced, yield 

signs are not followed. They increase traffic congestion! 



• The homes that area between 7 t h & 9 t h and Winters to Noland should be preserved as residential. This area needs 
residential if you want such things as a brew pub & other business to make this area a beautiful thriving area -
Not a home for the homeless - Thank you, Kathy Jordan. 

• 1 s t & Grand - Uh.... Roundabout! It's a perfect intersection; DCOT & the City already own the land. 
• Main Street east of 8 t h Street is too wide. Install some central medians or something to slow traffic, increase 

interest, create more neighborhood identity. 
• 7 t h Street needs a sign that keeps large 53 feet long trucks off of it between Ute and Grand. 

7 t h and Grand roundabout may cause vehicle/pedestrian conflict. Have walk signs/lights now. Traffic exiting 
roundabout does not expect or look for pedestrian traffic. These conflicts exist at 7 t h and Main roundabout. 

• #2 - Spruce St @ Grand Ave - needs to be a right-in/right-out only - unclear if it is planned that way. 
• #3 - Spruce & Main improvements look great - & should be a priority with new and increased traffic on South 

Spruce - Mesa County Central Services. In short term remove diagonal parking spaces closest to the intersection 
- poor sight distance now. 

• Will a pedestrian connection from Ute Ave to Pitkin Ave be built where 6 t h St is now closed for the Fire & Police 
Facilities? 
More marked bike lanes would improve safe traffic flow. 

CORRIDOR OVERLAYS 
• 1101 Kimball owner Bryan Wiman - We support the corridor overly that affects our property "Sugar Beet 

Factory". We understand that the existing use is not affected and that is important to us. We also respect the 
significant beauty of the Colonias Park area and we support re-development if market demands. 

• Indian Road plans contradict this?? Follow up on - 3 9 6 / 3 9 8 & 3 9 7 / 3 9 9 Indian Road 
• Moving Pitkin/Ute one way traffic to Pitkin/South should not occur. The Grand Valley Transit facility would be 

very negatively impacted - both pedestrian users and bus ingress-egress from such a drastic increase in traffic. -
John Heidernan. 

• A traffic light at S 5 t h and South Ave would back up north bound traffic significantly worse on the overpass. The 
one at Pitkin already does. Moving it one block south - not a good idea. - John Heidernan. 

• The proposal to move Pitkin & Ute one way traffic to Pitkin & South is of concern to us. That would essentially 
put our 2 businesses, Enterprise & All Pets Center in the median strip of I-70B. Our access is already a huge 
problem for our clients and this would make it worse. 

PARKS 

• Brady trucking should expand to the east NOT on the riverfront. 

GENERAL 
Please, no more parking meters. - Rob Rubin 

City of Grand Junction 
City Neighborhood Services 
Attn Kristen Ashbeck, Senior Planner 
250 North 5 Street 

Grand Junction, C O 81501 05/15/2012 

Dear Kristen: 

Thank you for speaking with me regarding the proposed rezone from General 
Commercial (C-2) to Light Commercial (C-1). 

The area of concern is commercial and best suited for the highest zoning available.. 
The railroad Junk yards, metal processors etc. and decades of investment in the area 
below Pitkin is not conducive to spotty zoning. Keep it all the highest zoning available. 

To do what is suggested will force businesses that need higher zoning to move to Fruita 
or to the County. 

JpJW'Crouch 
fSVO Liberty Cap Court 
Grand Junction, Co 81507 



Margaret Cox 
P.O. Box 2422 
Grand Junction, CO 81502 

Grand Junction City Council 
City Hall 
250 N. 5 th St. 
Grand Junction, CO 81501 
April 24, 2012 

RE: Re- Zone and Over-Lay Plan for South Downtown Grand Junction 

Dear City Council members, 

I have recently been made aware of proposed changes to the zoning of south downtown that 
would negatively affect my commercial property at 805 Struthers Avenue. This 2 acre parcel is 
presently zoned C-2 and borders Riverside Parkway between 8th and 9 th street on the south side. 
It is adjacent to city land that will someday become Los Colonias Park. Long range city plans 
include possible commercial development of privately owned land in my specific area. I am not 
opposed to the gradual development of the area for recreation, retail and even some residential 
uses. I have reviewed the proposals over the years with some interest. The only consistent 
conclusion I draw ofthese proposals is that they are projected endlessly into the future. There is 
never a start date. 

The Planning Department has not been able to give any specific time-line on the creation of the 
park, saying it will take way more funding than is now in the budget. Re-zoning of that area 
should not take place until much of the park is completed and can demonstrate a draw for both 
the public and investors. 

One compromise could be to change the zoning to C-1 only for individual parcels as requested 
by their owners. I would have no objection to that change, but would not want 805 Struthers re­
zoned to C-1 at this time. 

My property is a non-conforming site with non-conforming use since the zoning changed from 
Industrial to C-2. In years past I have sacrificed the flexibility of industrial usage. Should I 
decide to change my use or expand my facilities the C-2 designation already requires a major 
investment to meet city building codes, screening, landscaping and parking, etc. If the zoning 
were to change to C-11 would no longer be allowed to use the land for storage and other outdoor 
uses if I changed my activities or have a building expansion over 20 percent, or if a potential 
buyer envisioned another use outside the C-1 zoning specifications. This limits my property's 
potential. It devalues my property. Quibbling about which zoning is more valuable is not 
productive at this point. I value my land based on the revenue it generates and its potential to 
provide me an income far into the future. This is based on the flexibility zoning allows. 



Although the argument may someday be made that the potential use will be more valuable as a 
C-1 property, I see no evidence at all of this being so at this time. There is almost no retail 
anywhere in the area. There is no city park as a destination for the public. Efforts at upgrading 
the river corridor have been minimal, with the exception of the parkway itself and are not visible 
to the traveler on that parkway. There is no entrance to the park, no parking lot or access to the 
river or the pedestrian bridge to the east from the Parkway. No business has invested in a C-1 
business on Struthers or anywhere near. I feel this is not the time to make changes to zoning that 
effect the possibilities for land owners to find tenants, have a variety of commercial functions, or 
ultimately to sell the real estate. 

One exception, in particular, to the "grandfathering" of my outdoor usage I find unfair and would 
like addressed. If a property is vacant for more than one year the zoning requirements will kick 
in and protection as a "non-conforming" site will be lost. This does not accommodate the 
economic downturn that both Grand Junction and our national economy have experienced. 
Coming years could even be more challenging. This would represent a "taking" of sorts to force 
a revision of that non-conforming status. Commercial properties often times cannot be occupied 
consistently and, unfortunately, can remain vacant for well over twelve months. Owners already 
have taxes and other related expenses and should not have to lose their effective zoning status 
because of the misfortune of a vacancy. I would ask that this provision be removed from any 
Over-Lay or Re-Zoning considerations. 

Please leave my property at 805 Struthers Avenue at the current zoning of C-2. 
Thank you for your consideration. 

Sincerely, 

Margaret Cox 

970-778-9000 



>>> Marie Ramstetter <ramstet@gmail.com> 3/14/2012 3:46 PM >>> 
I am still opposed to the down zone 

On Wed, Mar 14, 2012 at 12:23 PM, Kristen Ashbeck <kristena@ci.grandjct.co.us> wrote: 
Hi Marie, 
Thank you for your comment regarding the Greater Downtown Plan. We understand your concerns and 
would like to provide you with additional information concerning the proposed zone change of your 
property from C-2 to C-1. If you review the attached information, it outlines the differences between the 
two zones. You will see that there is not a great difference between the uses that you might consider for 
your property, especially since the building already exists and there is very little room on the site for 
expansion or for outdoor uses. The zone change certainly would not impact a current use of the building or 
the building itself. 
If after reviewing the information (or if you are unable to open the attachment), you have further questions 
or comments, please do not hesitate to contact me. 

Kristen Ashbeck 
Neighborhood Services / CDBG 
970.244.1491 
kristena@gjcity.org 
970.256.4114 fax 
City of Grand Junction 
250 North 5th Street 
Grand Junction CO 81501 
>>> Marie Ramstetter <ramstet@gmail.com> 3/13/2012 2:19 PM >>> 

I am absolutely opposed to your attempt at down zoning my property, tax id 2945-231-00-008 located at 
803 S 7th Street. Consider this a formal protest to the City. 

From: Donna <donnap@bresnan,net> 
To: < kristen a ® gjcity.org > 
Date : 7/29/2012 7:10 P M 
Su b j ec t : G real e r D o w ntown Are a PI an 

Dear Kr is ten, 
Thank you for your hard work and dedicat ion to the development of the 
Greater Downtown P lan . W e have rev iewed Ihe current draft and it is our 
hope that the P lan is approved by the City Counc i l . 
Unfortunately, a plan is only as good as the adherence , and we are not 
optimistic that the City will direct the appropr iate departments to 
assure compl iance . A s you are aware , severa l o rd inances currently on the 
books are not enforced. W e are not optimistic that this will change with 
a new P l a n . 

S incere ly , 

J a m e s and D o n n a Patton 
341 Gunn ison Avenue 
970-245-1678 

mailto:ramstet@gmail.com
mailto:kristena@ci.grandjct.co.us
tel:970.244.1491
mailto:kristena@gjcity.org
tel:970.256.4114
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http://gjcity.org


ATTACHMENT 5 
Proposed Revisions to Plan and Overlay Documents 

as Red-Lined in Planning Commission Version 

GREATER DOWNTOWN PLAN REPORT 

1. Page 6 - C lar i f i ca t ion - a d d e d smal l t r iang le area in desc r ip t i on of G rea te r D o w n t o w n area 

2. Page 9 - C lar i f i ca t ion - a d d e d re fe rence to 7 t h St reet Distr ict , app l i cab le gu ide l ines and s tandards 

a l ready a d o p t e d . 

3. Page 10 - C lar i f i ca t ion - a d d e d br ief desc r ip t i on of Exist ing C o m m e r c i a l Suba rea , p rev ious ly 

o m i t t e d . 

4 . Page 16 - C lar i f i ca t ion - Resta te s tudy of a l te rnat ives fo r o n e - w a y s t reets . 

5. Pages 16-17 - C o m b i n e redundan t po l ic ies - Goa l 1, Po l icy 1h and Goa l 3, Pol icy 3c 

6. Page 17 - C lar i f i ca t ion of goal 

7. Page 18 - C lar i f i ca t ion - r e w o r d Pol icy 2b 

8. Page 19 - C lar i f i ca t ion - Paragraph A - B l e n d e d m a p does not app ly to fu tu re land use w i th in t h e 

D o w n t o w n Distr ict 

9. Pages 23-24 and 31-32 - Rewr i te of C i rcu la t ion sec t ion to c lar i fy tha t it is p roposa ls / sugges t i ons fo r 

G r e a t e r D o w n t o w n and does not a m e n d the G r a n d Va l ley C i rcu la t ion P lan . 

10. Page 25 A d d pho to and desc r ip t i on to c la r i f y /de f ine " s h a r r o w " 

11 . For eas ie r use of f ina l ve rs ion , r e m o v e d s u m m a r y of pub l ic p rocess and q u e s t i o n n a i r e s / c o m m e n t s 

f r o m Plan Repor t . Inc luded ins tead as A t t a c h m e n t 4 to t he staff repor t . 

GREATER DOWNTOWN PLAN ZONING OVERLAY 

1. Page 12 - De le te pol icy - c o m b i n e w i t h redundan t s tandard 2 on page 13. 

2. Page 14 - Clar i fy - S tandard 1 is a pol icy, r e n u m b e r r e m a i n d e r of s tandards . 

3. Page 14 - C lar i f i ca t ion - Revise t o ma tch t h e s a m e s ta temen t in o the r co r r i do r s ignage s tandards . 

4 . Page 16 - C lar i f i ca t ion - R e w o r d 5 t h St reet v iaduc t sc reen ing requ i remen t . 

5. Page 20 - C lar i f i ca t ion - add 2.d. re: app l i ca t ion of zon ing over lay t o f o r m - b a s e d zone dist r ic ts. 


