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Executive Summary

The Grand Junction area is a marvelous place to live,
work, and visit. We have a livable community, we are sur-
rounded by exceptional natural resources, and we have
the perfect climate that allows us to enjoy our assets year-
round. We are also a regional center—people come from
a significant distance to shop, work, and transact business.
The resulting sales tax from visitors allows us to have a
higher quality of life than we would have otherwise.

We have grown relatively rapidly in recent years, and are
projected to double our current population in the next
25 years. This growth will be due to a combination of our
appeal as a community, the growing retirement boom,
and the continued growth of the energy industry in the
Intermountain West.

However, continuing the spreadout growth pattern of the
past will not work for the future. It creates significant
challenges to preserve the characteristics that make this
area desirable. For example, a local road analysis indicates
that, with our current land use practices, to accommodate
the growth projected by 2035 Highway 50 would have

to become an 8-lane roadway through the middle of our
community! (GP5: Balanced Transportation)

Grand Junction Comprehensive Plan
V.2008.1

This is just one example of the issues we will face in the
future. Other growth considerations include:

%  how we can make sure we have affordable housing
for our workers

%  where we should locate the schools that will be
needed by future residents

%  where and how big the roads, water and sewer
lines should be

%  how we can assure that we have adequate land for
future businesses

%  how we can maintain our role as a regional center

as areas around us grow

For these and many other reasons we need to refocus our
vision for the future and develop plans to accomplish that
vision. This is the mission of the Comprehensive Plan.

The 2008 Comprehensive Plan represents a mix of the old

and the new. In some areas it identifies a new way for Grand
Junction to grow, reflecting the Guiding Principles developed
through extensive public work sessions. In many areas, especially
existing stable neighborhoods, it continues the land use pat-
tern that has guided the city for more than a decade. As such

it incorporates, builds on, and expands, the Growth Plan and

existing neighborhood and area plans.

Figure x.x:
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Wirgar 1s A COMPREHENSIVE PLANY

A Reflection of the Community’s Values and Vision

The Grand Junction (and vicinity) Comprehensive Plan is
based on extensive public input to identify, among other
things, what kind of a community we want to be and ways
to achieve a vision and goals through land uses, policies
and actions.

A Guide for Land Use and Directing Growth

The Plan describes the community vision and recom-
mends where and how growth and various land uses
should take place in order to achieve the community
vision.

An Advisory, Not Regulatory, Framework for Other Plans
and Regulations

The Comprehensive Plan is an official document but not

a regulatory document—it is a basis for other actions and
regulations, such as zoning and subdivision regulations.
While zoning is applied to parcels, the future land use des-
ignations of the Comprehensive Plan respond to topog-
raphy and other context-sensitive considerations to give
direction on how uses should be arranged on the land.

A Regional Plan

The Grand Junction Area Comprehensive Plan is a plan for
not only the current city limits but also for the immediate
vicinity of Grand Junction that may eventually be devel-
oped at city-type densities. This is to help coordinate the
land use decisions of the City and Mesa County in this
area. As a result, the Plan is a joint effort of the City and
County.

Authority

This Comprehensive Plan has been adopted pursuant to
Colorado State Statutes (C.R.S. ss 30-28-106 et seq.and
31.23.201 et seq), which establish the general purpose

of “guiding and accomplishing a coordinated and harmo-
nious development of the relevant territory, which, in
accordance with present and future needs and resources,
will best promote the general welfare of the inhabitants.”
Knowing that municipalities grow, Colorado law (CRS
31-12-105) enables municipalities to plan for expansion
in the 3-mile area surrounding the city limits. This plan
goes beyond the 3-mile statutory area because of the joint
effort between Mesa County and Grand Junction to plan
the region.

Figure x.x:

Figure x.x:

Grand Junction Comprehensive Plan
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A VISION FOR THE GRAND _JUNCTION AREA

©

“Grand Junction: the Most Livable City West of the Rockies”

WHAT DOES “MOST LIVABLE” MEAN”?

*

Fiscal sustainability — remaining a regional center,
living within our means, cost-effective growth that

doesn’t strain our financial resources

Basic services are organized, functioning, and orderly
- it “works”, trash gets collected, buses run on time,

and quality services are provided

Convenient circulation — transportation that provides
multiple ways of getting around town (roads, trails,
transit); clear, easy-to-read orientation signage; good
air service to the region

A broad range and balance of land uses — recreation,
shopping, working, agriculture, open space, employ-

ment

Quality employment opportunities with a mix of job

types, not focusing on just one job sector

Grand Junction Comprehensive Plan

V.2008.1

*

A diversity of housing types available to the
broad spectrum of incomes that contribute to
our city - including (but not limited to) teach-

ers, store clerks, fire and police workers

Vibrancy — plenty of ‘happenings’ that at-
tract both residents and visitors, such as the
farmer’s market, tournaments, entertainment,

education, recreation amenities and activities

A healthy lifestyle - opportunities for indoor
and outdoor exercise, including recreation cen-
ters, trails, parks, access to natural resources

Safe and child friendly - both at home and
outside; a non-threatening atmosphere

Friendly to seniors and the physically-chal-
lenged - quality medical facilities, easy-to-use

transit, accessible sidewalks and parks
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TRANSLATING THE VISION
GUIDING PRINCIPLES

The Comprehensive Plan is guided by 6 Principles. (Each of
the principles is linked to a relevant chapter of the Com-
prehensive Plan).

GP1. A System Of Concentrated Urban Centers — Get-
ting Shopping And Employment Closer To Where
People Live, And Vice-Versa

GP2. A Sustainable Growth Pattern — Fiscally, Environ-
mentally And Socially - Enhancing Our Role As A
Regional Center — Attracting Visitors, Employers,
And Employees

GP3. Greater Housing Variety for All Life Stages, Price
Points

GP4. A Grand Green System of Parks, Open Space
GP5. A Balanced, Connected Transportation System

GP6. A Unique Community For Living

7. CONCENIRATED 2
CENIERS

What is a Comprehensive Plan?

SUSTAINABLE 555
GROWTH DATIERN

Housivg
VAariery

Vision for the Area

GoaLs, OBJECTIVES, POLICIES AND Ac-
TIONS (GOPAs)

Goals, Objectives, Policies and Actions are found through-
out the Comprehensive Plan. They are summarized in the
Appendix. Accomplishing the GOPAs helps achieve the
Vision and Guiding Principles of the Comprehensive Plan.
The GOPAs are embraced by both the City and the County
for the entire Comprehensive Planning Area.

Some of the GOPAs are new, reflecting concepts that
evolved through the creation of the Comprehensive Plan.
Many of the GOPAs, however, are continuations of goals
and policies in the 1996 Growth Plan that have guided
decision-making for many years.

Goals describe broad public purposes toward which poli-
cies and programs are directed. They express the broad
desired results of the Plan; they complete the sentence
“Our goal is to...”

Objectives are a more detailed description of desired
outcomes. The key characteristic of Objectives is that
they are measurable steps toward achieving one or more
goals. For example, if an objective is to “foster growth of
residential, office, cultural, entertainment and specialty
retail business areas within the Downtown area,” one can
measure progress toward meeting this objective by annu-
ally measuring the number of residences, offices, cultural
offerings, entertainment events, and the increase in the
types of businesses listed.

GUuIDING PRINCIPLES

Translating the Vision

S, BALANCED
TRANSPORTATION

6. A Uviue
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Executive Summary

Policies are a specific decision or set of decisions designed

to carry out broad goals and objectives. They are some-
times described as “decisions made in advance.” They can
be referred to as general rules, such as, “as a general rule,
the City will...” Policies are intended to bring predictability
to government decision-making. Unless there are extenu-
ating circumstances, the public has a right to rely on poli-
cies as a guide for how decisions will be rendered.

Actions are specific activities that will help achieve goals,
objectives and even policies. They are a “to-do” list to
help implement the Comprehensive Plan. There are two
kinds of actions: one-time activities, and on-going activi-
ties.

GOAL 2
GOAL 3

® |GoALl

OBJECTIVE 1

OBJECTIVE 2

OBJECTIVE 3 [ J o

Objectives can apply to more than one goal,
Policies can apply to more than one objective
and Actions can help implement multiple Goals,
Objectives and Policies.

Grand Junction Comprehensive Plan
V.2008.1
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EXECUTNVE SUMMARY - KEY CONCEPTS

Following are the key concepts of the Comprehensive
Plan that together help implement the Vision and Guiding
Principles:

1. Achieve an Appropriate Balance of Land Uses

Find an appropriate balance between the residents’
respect for the natural environment, the integrity of the
community’s neighborhoods, the economic needs of the
residents and business owners, the rights of private prop-
erty owners and the needs of the urbanizing community
as a whole.

2. Mixed Uses

Residents recognize the value of mixing uses, that is,
allowing development that contains appropriate non-
residential and residential units of various types and

price ranges. However, residents are also concerned that
poorly designed projects can degrade a development or a
neighborhood. This plan supports a heterogeneous mix of
land uses, but calls for the establishment of appropriate
standards to ensure neighborhood compatibility.

3. Infill and Enhancement of Downtown

Much of future growth is focused inward, with an em-
phasis on infill and redevelopment of underutilized land,
especially in the core area of the city (downtown). Grow-
ing inward (infill and redevelopment) allows us to take
advantage of land with services, reduces sprawl, reinvests
and revitalizes our Downtown. Maintaining and expand-

©

Grand Junction Comprehensive Plan
V.2008.1

ing a ‘strong downtown’ is a high priority—the Downtown
expands horizontally and vertically.

4. Compact Growth Concentrated in Centers

Residents want to preserve the extensive agricultural

and open space land surrounding the urban area. They
also want the benefits of more efficient street and util-
ity services. More compact development patterns will
support both of these objectives. This Comprehensive
Plan includes an emphasis on mixed-use ‘centers’ as a
key growth pattern, accompanied by encouragement of
infill and redevelopment more than external expansion.
These concepts represent important new directions in the
community’s efforts to balance the pressures for outward
growth with the desire to promote infill.

5. Feathering of Density

This Comprehensive Plan coordinates future land uses so
that compatible adjoin. When significantly different densi-
ties or uses are proposed near each other, they are shown
to “feather;” or transition gradually.

6. Locate Public Facilities and Amenities in Centers

Centers are the logical location for public facilities such as
fire stations, police substations, and schools. Residential
densities are typically higher in the vicinity of a center
allowing facilities to be closer to more people. They also
help create a synergy of uses that promote vitality in the
center such as employees having lunch in nearby restau-

Figure x.x:
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rants. The park and recreational needs of residents of
these centers can be met through traditional neighbor-
hood parks or by providing plazas, squares, and public
‘greens’. Many new community and neighborhood parks
will be needed to serve future growth. The Comprehen-
sive Plan envisions parks located so that most residences
will be within a 5-minute walk of a park.

7. Pairing Parks and Schools

Continuing and expanding the concept of combining
schools and neighborhood parks on a single site accom-
plishes three objectives:

3% expand, in a cost-effective manner, recreation and
education opportunities

% reduce (share) the cost of maintaining school
grounds, parks and recreation facilities

# avoid duplication (and cost) in setting aside land for
both parks and schools

8. Additional Park Types: Mountain Park, Confluence
Park, and Quadrant Parks

A large, mountain park is proposed to take advantage of
the City’s mountain side watershed lands on the Grand
Mesa Slopes; large regional parks are suggested in the
four quadrants of the City; and the plan resurrects the
previous idea of a park at the confluence of the Colorado
and Gunnison Rivers.

9. An Extensive Off-Street Trail System

The region is known for its great bicycling but a complete

trail system is lacking throughout the city. The plan ex-
pands on the great trail building efforts along the Colo-
rado River and combines trails, bike paths, bike lanes and
bike routes, envisioned in the Urban Trails Plan, to create
an alternative system for getting around the city.

10.Mt. Garfield View Protection Area

Mt. Garfield is the most significant gateway to our com-
munity and land around its base needs to be protected

from development that would mar the majesty of that
viewshed entry experience.

11. Managing Our Water Wisely

Grand Junction is an oasis in a desert landscape. While we
have abundant water supplies, it makes sense to manage
the use and quality of our water. Wise water management Figure x.x: Off-street

includes continuing the separate system of delivering trail system
irrigation water, making major efforts to prevent salt and
other pollution of our rivers and streams, and expanding

the use of low-water landscapes (xeriscape).

12.A New Garfield Neighborhood

The area north of I-70 and west of the Clifton Interchange
has been identified to accommodate new industrial land
uses.

Grand Junction Comprehensive Plan
V.2008.1
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EXECUTIVE SUMMARY (CONT’D)

13.Reserving Rights-of-Way for Future Transit

As energy prices rise and need for alternative transporta-
tion grows, an opportunity lies in the northern portion

of the railroad right-of-way and the land immediately adja-
cent. The potential exists to have a rail transit route that
spans from Clifton to the Mesa Mall and beyond. Transit-
oriented developments may be sited along the transit
route.

14.Community Aesthetics

Area residents take pride in their community and have
shown an interest in preserving and reinforcing the aes-
thetics of areas visible to the public. The Comprehensive
Plan continues past objectives to enhance the commu-
nity’s appearance. This includes dressing up entryways

and improving development standards for commercial and Figure x.x: A future opportunity is to employ a rail system that links the Mesa Mall area and Clifton.

industrial areas. The plan recommends stronger design Reserving the right-of-way over time will allow the ability for this opportunity to become a reality.
guidelines, especially in the highly visual areas of the com-

munity.

Figure x.x: Example of a rail transit system

Grand Junction Comprehensive Plan
V.2008.1
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Finding Information Consistency with Zoning Coordination with Other Plans Appendices

LINDING INFORMATION

There are two basic ways to find information in the Com- LINKS AND REFERENCES

prehensive Plan: [explanation]

REsEARCH A Toric

Along the top of all pages are tabs representing topical ar-

eas of the plan (e.g., housing, transportation). Clicking on

a tab will take you to a page focused on that topic. Mul- definition To read a word'’s definition, hover
tiple links on each page will take you to further informa- over word (about 2 seconds)

tion that applies. In the Appendix you will also find links to

maps and data that provided supporting information for

the Comprehensive Plan. (little video?) MAP GALLERY
[explanation]
INVESTIGATE A LoCATION

If you are interested in finding out what the Comprehen-
sive Plan proposes for a specific property or neighbor-
hood, you should start by clicking on the Land Use tab in
the Navigation bar at the top of each page, then click on
the Future Land Use Map link. The Future Land Use Map
indicates the proposed land uses for the entire Grand
Junction area. It gives an overall view of how and where
the City and surrounding areas are expected to grow.

If you wish to see more detailed information about a spe-
cific location, click on a specific parcel to bring up a list of
topics related to that location. These topics are linked to
various other documents where you can learn more about
the land use designation, other influences on the property
(floodplain, steep slopes, habitat, sewer availability, etc.),
zoning districts, or other plans that may be applicable.
(little video?)

Grand Junction Comprehensive Plan
V.2008.1
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Finding Information Consistency with Zoning Coordination with Other Plans Appendices

MAUNTAINING CONSISTENCY BETVEEN THE COMPREHENSIVE PLAN AND ZONING

It is important that land use decisions (e.g. development
projects and re-zoning) be consistent with the Compre-
hensive Plan. If they are not, the Comprehensive Plan will
cease to be an effective guide for decision-making and A “decision tree” to evaluate the consistency of a
may have legal ramifications — specifically, case law has proposal with the Comprehensive Plan and Zoning.
relied on plans to support zoning decisions.

It is possible that a development may be proposed that is Is the proposed use

consistent with the »

different than the use shown in the Future Land Use Map. : ety )
If there is an inconsistency between the Comprehensive Comprehensive

Plan and a proposed land use decision, it should be re- Plan?

solved by either modifying the proposal or amending the

Comprehensive Plan. (see “decision tree” diagram) Yes l

If the decision is to amend the Comprehensive Plan, the
amendment (unless minor) should have a demonstrated :
use consistent

significant public benefit [link to policy] and should be —> NG —)
with existing

Is the proposed

made after a comprehensive analysis and public input, as

ing?
was this Comprehensive Plan. 2oniiey
Making this additional effort in amending the Compre- Yes l
hensive Plan will prevent spur-of-the-moment changes in b
direction, perhaps due to pressure from a special interest, 2
: Proceed with a) Modify the proposal

that tend to undermine plans. <

Subdivision

b) Amend the Comprehensive
Plan or Zoning Code

and/or building
permit review.

Figure x.x: The “decision tree”

Grand Junction Comprehensive Plan
V.2008.1
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COORDINATON WITH OTHER LLANS AND AGENCIES

When considering development within the Urban Growth
Boundary [link to definition and map], in addition to the
Comprehensive Plan there are a number of other plans
and governing agencies that should be considered.

The City and County have also prepared a number of
detailed plans for sub-areas within the planning area
(such as the Downtown Strategic Plan and the Whitewater
Community Plan), and departmental master plans (such
as the Parks and Recreation Master Plan). Most of these
plans were consulted, referenced and, where appropri-
ate, incorporated in a generalized way. There are also a
number of special districts that provide various services
within the planning area, such as Ute Water, Clifton Water,
Clifton Sanitation District, and public utilities. Maps of key
service providers can be found in Appendix X.X, the Map
Gallery. While these service providers will be consulting
the Comprehensive Plan as they develop future plans, a
party wishing to develop should also refer to the appli-
cable agencies for current plans, capacities and special
requirements for service.

In most cases, concepts from the relevant plans have been
incorporated in the Comprehensive Plan. In some circum-
stances, because of regional considerations, the concepts
shown in the Comprehensive Plan are different from those
in the detailed plans. It is expected that over time, the de-
tailed plans will be updated to reflect the Comprehensive
Plan, or if another direction is selected, the Comprehen-
sive Plan will be amended (see Maintaining Consistency

Between the Comprehensive Plan and Zoning).

The following plans and studies were considered and in-
corporated into the 2009 Grand Junction Comprehensive
Plan. When digital versions of the plans are available, they
can be accessed by clicking on the highlighted text:

DEeETAILED CiTY PLANS AND REGULATIONS

Downtown Strategic Plan

Mesa College Plan

Mesa County Rural Master Plan

24 Road Area Plan

North Avenue Plan

City of Grand Junction Parks Master Plan
Comprehensive Parks and Open Space Master Plan
Grand Junction Zoning Map

Grand Junction Zoning and Development Code
Infill and Redevelopment Program

Economic Development /Enterprise Zone Maps
2020 Vision

Grand Junction Strategic Plan

GuiDING PRINCIPLES

4. GRAND 5. BAIANCED
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CouNTY PLANS

Whitewater Area Plan

Mesa County Zoning Map

JoiNT PLANS

Persigo 201 Boundary Agreement
Urban Trails Master Plan and Map
2008 201 Sewer Basin Study
Redlands Neighborhood Plan
Pear Park Plan

Grand Valley Circulation Plan

OTHER GOVERNMENTS/AGENCIES

Airport Master Plan
Town of Palisade Comprehensive Plan
Fruita Community Plan 2020

2030 Transportation Plan

Grand Junction Comprehensive Plan
V.2008.1
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APPENDIX A: MAP GALLERY
APPENDIX B: GLOSSARY OF TERMS

APPENDIX C: COMPREHENSIVE PLAN PROCESS
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Introduction Overview Key Concepts Land Use Descriptions Actions

Future Land Use Map

LAND LLSE INTRODUCTION LAND USE CHAPTER CONTENTS

1. GOALS, OBJECTIVES AND
POLICIES

From extensive input, it’s clear the public recognizes the

value of a broad range and balance of uses throughout

Vision:
the community. They are supportive of reducing commut- 2. OVERVIEW

ing demands by located closer shopping and businesses “The Most Livable Community West of the Rockies” Inefficiencies of the Existing

closer to where people live. However, residents are also Growth Pattern

i . b TRANSLATING THE VISION:
concerned to avoid poorly designed projects that would Changing Housing Market

degrade the quality of life in their neighborhoods—they What does “livable” mean for Land Use?

want to be certain that new development will not erode Growth Projections
7 g 2 A broad range and balance of uses — recreation, shopping work- . ,
their property values or create excess traffic or noise. Maintain a Balance of Land Uses

ing agriculture, open space, employment.

With regard to residential uses, single-family housing
(one house on one lot) will continue to be the dominant
pattern for the Grand Junction area. However, this plan

Incorporating Subarea Plans
KEY CONCEPTS

Centers

supports an increase in other types of residential develop-
Areas of Stability, Areas Subject to

ment throughout the community. The Plan also identifies
Change

general locations for commercial, office and industrial

uses throughout the area - with appropriate standards to Infill and Redevelopment

ensure compatibility between adjacent uses. Feathering of Densities
Agricultural Continuity

Reserving Areas for Future Urban
Development

Cooperative Planning Areas

Garfield Subarea

Special Use Campus Overlays
4. FUTURE LAND USE MAP

5. LAND USE DESCRIPTIONS

6. ACTIONS
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OverRview: LAND (LSE

The Grand Junction Area Comprehensive Plan is a plan
for not only the current city limits but also the immediate
vicinity of Grand Junction, including land within the Urban
Growth Boundary [add definition and map] (anticipated
to be developed at urban intensities and densities within
the next 25 years). The land use pattern identified in the
Comprehensive Plan is influenced by several consider-
ations:

INEFFICIENCIES OF THE EXISTING
GRrROWTH PATTERN

In the last two decades we’ve increased our land area at

a higher rate than our population. And development has
“leap-frogged” out into the countryside. The growth pat-
tern that has resulted is an irregular, tentacle-like city limit
where, in some areas, it is difficult to know whether or not
a property is within the city limits. This increases the costs
(and reduces quality and efficiency) of public services
between the City and the County *. In conversations with
service providers this issue has become an increasing con-
cern and there is general acknowledgement that a more
uniform, concentric pattern of growth is required over the
next planning period. The 1996 Growth Plan recognized
these same issues and was designed to avoid this pattern.

1 Inthese areas, often both the police and the sheriff’s office
respond to an emergency call, city street crews have to stop
in mid block and traverse through county jurisdiction to get
to the next city street, trash collection is similarly interrupted,
etc.

Consistent and rigorous implementation of the plan is key
to ensuring this plan’s vision and goals are achieved. [link
to Plan amendments or “how to change the Comp Plan”]

It is increasingly apparent that low density sprawl is also
reducing our ability to cost-effectively serve our citizens.
Low density, spread out development means, per house,
more road surface to repave, longer distances for police
and fire, longer commutes, more congestion on country
roads, and more air pollution. And with the specter of
future gas price increases, everything travel-related will
be more expensive: commuting, busing school children,
delivering food, etc.

A long range look into future growth allows us to guide
development in appropriate areas and reserve land for
other uses we will need, such as roads, parks, natural ar-
eas and schools. It also allows us to install the proper size
of infrastructure (water and sewer mains) and to reserve
adequate road rights-of-way today based on tomorrow’s
needs and desired development patterns. An economic
component (GP2: Sustainable Growth Pattern) of the land
use plan will address how to most cost-effectively extend
services to new growth areas.

CHANGING HOUSING MARKET

As the ‘baby-boom’ generations reach retirement age, the
housing market is reflecting a desire for smaller yards, or
no yards to maintain at all. At the same time, a younger

Future Land Use Map

generation is discovering the benefits of urban living:
shorter commuting times, more activities, and less expen-
sive housing. As a result of both of these trends, there is a
resurging interest throughout the U.S. for smaller homes,
townhomes, even condominiums, and urban living. Under
these circumstances, providing opportunity for a variety
of housing types (including higher density units) is simply
sound sustainable planning in preparing to accommodate
market pressure. (GP3: Housing Variety)

Grand Junction has become well established as an attrac-
tive community for older households. Demographic data
suggests that a large share of Grand Junction residents
will be retiring in the next decade and the city will likely
continue to enjoy an influx of retirees from elsewhere.

Adjusting our development patterns is more than just
‘recoloring’ a land use map. Many of our local develop-
ment regulations are based on the low density, suburban
growth pattern of the last several decades. In some cases
the existing regulations discourage the more compact
types of development that are emerging elsewhere.

GrowTH PROJECTIONS (LINK TO B.4)

By the Year 2035, the population in the Comprehensive
Plan study area is projected to double. This means ap-
proximately an additional 41,000 households and 102,500
additional persons for a total population reaching over
200,000. The 2009 Future Land Use Map is designed to

Grand Junction Comprehensive Plan
V.2008.1
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OVERVIEW: LAND USE (conT’D)

accommodate the projected growth for the region well
beyond (almost tripling) for the Year 2035.

NEED TO MAINTAIN A BALANCE OoF LAND
UsEs

As we plan for future growth, it is important to maintain
adequate land for both housing and employment. On the
Future Land Use Map (FLU map), enough land for employ-
ment uses has been designated to maintain the current
jobs-to-housing ratio (1.3:1) up to at least the year 2035
depending on actual growth in the area.

Grand Junction Comprehensive Plan
V.2008.1

INCORPORATING SUB-AREA PLANS

The Land Use Plan represents a mix of the old and the
new. In some areas (Centers) it identifies a new way for
Grand Junction to grow. In many areas, especially existing
stable neighborhoods, it continues the land use pattern
that has guided the city for more than a decade. As such
it incorporates and expands the Growth Plan and adopted
Neighborhood and Area Plans. It also reflects the plans of
the adjoining communities of Fruita and Palisade. The FLU
map incorporates recently adopted or concurrent plan-
ning of neighborhood and sub-area plans.

%  North Avenue Plan
Clifton-Fruitvale Community Plan
Whitewater Community Plan

Downtown Strategic Plan

T P A

Pear Park Area Plan
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Land Use Descriptions

Ker CONCEPES: LAND LLSE

The placement of land uses, and their relative sizes, is
governed by a number of planning concepts that emerged
out of the public input to the Comprehensive Plan.

CENTERS

A significant amount of the future growth that is projected
for our region is concentrated in centers. Centers, of
various sizes and at various locations around the region,
are envisioned as mixed-use centers (combining housing,
working and shopping) in order to reduce driving for many
of one’s frequent shopping needs and accommodate a
large amount of the projected growth. These Centers
include Village and Neighborhood Centers. Centers are
more fully described in GP1: Concentrated Centers for
form based aspect of mixed use areas. Additional mixed-
use development is encouraged along mixed-use oppor-
tunity corridors as shown on the Future Land Use Map.
Some single-use, “big-box” shopping centers remain along
major roadways and single-use neighborhood commercial
areas will be allowed in appropriate areas.

AREAS OF STABILITY, AREAS SUBJECT TO
CHANGE (LINK TO LAND USE CHANGE)

The Comprehensive Plan assumes that most built neigh-
borhoods will continue to exist as they do today. These
are “areas of stability.” The land uses for the “areas of
stability” remain virtually the same as they were in the

previous Growth Plan.

On the Land Use map, most new growth will occur in
“areas subject to change”, which include:

% Vacant, undeveloped land

% Underutilized land

These areas are not likely to remain as they are today. The
vacant land will eventually be developed. The underuti-
lized parcels already have some level of development, but
the buildings may be older, in disrepair, temporary or only
utilizing part of the property. They typically have roads,
utilities, and are opportunities for redevelopment.

EMPHASIS ON INFILL AND REDEVELOP-
MENT

Due to the inefficiencies of low density sprawl, a signifi-
cant amount of projected future growth is focused inward;
on vacant and underutilized land throughout the commu-
nity. This takes advantage of land that already has roads
and utilities and public services. Infill and redevelopment
is especially focused in the core area of the city (Down-
town). Reinvestment and revitalization of our Downtown,
maintaining and expanding a ‘strong downtown’, is a

high priority of the Comprehensive Plan. (GP1: Centers -
Downtown)

Future Land Use Map

FEATHERING OF DENSITIES

On the Land Use map, residential densities are proposed
to gradually transition to higher or lower surrounding
densities. That is, in order to keep incompatible land uses
from being adjacent to each other, higher and lower den-
sities are usually separated by intermediate densities.

Figure X.X:

AGRICULTURE CONTINUITY

Agriculture has been an important basic industry for

Mesa County and the City of Grand Junction. It supported
the early growth of the region and, while some forms of
agriculture are losing the competition with urban growth,
many farms still provide important agricultural produce
(hay, cattle, fruit, even vegetables). In recent years wine
has grown in popularity, and is attracting tourism. With
increasing gas prices, and the disruptions caused by health

Grand Junction Comprehensive Plan
V.2008.1
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KEY CONCEPTS: LAND USE (cont’p)

issues occasionally associated with national food produc-
tion, it may be that local food sources will be important
to the lower food costs and even the sustainability of the

region (see , Sustainability).

The City and the County value the continuation of oppor-
tunities for agriculture and consider productive agricul-
tural land to be a major natural resource. Both entities
encourage the retention of prime and unique agricultural
land outside the urbanizing area. On the FLU Map [link]
agricultural and rural land use classifications are applied to
much of the prime agricultural land outside of the Urban
Growth Boundary. It should be noted that there are areas
that are historically agricultural but now are not viable op-
erations due to being adjacent to urban levels of develop-
ment. These properties are given more intensive land use
designations.

RESERVING AREAS FOR FUTURE URBAN
DeveLoPMENT (UR AND URR) OVERLAY

The City Urban Reserve (UR) [link to definition and map]
and the County Urban Residential Reserve (URR) [link

to definition and map] future land use are applied in

the rural areas within or adjacent to the Urban Growth
Boundary where sewer service is expected to be available
in the future. This land use designation allows for estate
density development (up to one unit per two acres) with
clustering of 1-acre lots in order to reserve land for future
urban development when public sewer and other urban
infrastructure/services are available. (To avoid a future
“patchwork quilt” pattern of urban enclaves, planning for

Grand Junction Comprehensive Plan
V.2008.1
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the eventual urban densities must be done at the time of
initial subdivision.)

The City UR model is similar to the County URR model.
The City UR [link] overlay applies to areas outside City
Limits but within the Urban Growth Boundary. It allows

a developer or property owner to develop a portion of
their property at a lower density (e.g. clustered lots) in

a fashion that reserves the remaining land for eventual
development in an urban pattern (consistent with the land
use shown on the Future Land Use Map). A plan and plat
showing the potential compliance with the Future Land
Use Map for the reserved area must be approved.

It should be understood that the UR and URR designations
do not preserve the reserved land as open space, they
merely preserve it for eventual urban development. Thus,
UR and URR are urban transition land uses. When sewer
service can be extended to serve a UR or URR subdivision,
the reserve lot(s) may be considered for redevelopment at
higher densities.

THE COOPERATIVE PLANNING AREAS
(“BUFFER” ZONE OVERLAY)

The Cooperative Planning Areas, more commonly known
as the Fruita Buffer and the Palisade Buffer or Community
Separators, continue to be supported in the 2009 Future
Land Use Map. The purpose of the buffers is to ensure
rural areas to remain between different communities (i.e.,
Grand Junction, Fruita, Palisade) in order to help define
distinct communities within Mesa County. Land uses in
these areas include orchards and other small scale agricul-
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tural operations and homesteads in accordance with the
Cooperative Planning Agreements. Rural land uses (5 to 35
acre parcels) in accordance with the Cooperative Planning
Agreements between Mesa County and the Municipali-
ties and the Mesa County Land Development Code are
allowed.

THE GARFIELD SUB-AREA AND MT. GAR-
FIELD OPEN SPACE OVERLAY

The area north of I-70 and west of the Clifton Interchange
has been identified as the Garfield Subarea and will ac-
commodate new industrial land uses if developed appro-
priately. Before development of the area, several elements
need to be present including:

%  adequate infrastructure (e.g., roads, water, sewer,

electricity, gas)
%  adequate access
%  adequate services (police, fire)

%  appropriate design guidelines/standards

The eastern portion of this subarea, the foot of Mt.
Garfield is designated for some form of conservation to
protect this scenic gateway to the Grand Valley. This pres-
ervation could be accomplished through land exchanges,
conservation easements, scenic values overlay districts, or
land purchase. (GP4: Grand Green System)
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KEY CONCEPTS: LAND USE (cont’p)

SreEcIAL Use ‘CamMrUs’ OVERLAYS

Several special use areas are designated as overlays on the
Future Land Use Map. These are areas of similar uses that
are important community assets expected to continue to
expand in the future. These areas may have special devel-
opment considerations applied, such as height exceptions,
mixed use and density provisions, design guidelines, etc.

Medical Campus

Providing extensive, high quality health care is a key com-
ponent of Grand Junction’s role as a Regional Center.(link
to Regional Center section) Health care enhances our ap-
peal as a retirement community, helps attract employers
and employees in other fields, and is a significant source
of employment in the community.

Due to the 2015 projected volumes, an expansion project
is underway at St. Mary’s Hospital [web link]. With the
expansion, the facility is foreseen to be adequate until

at least 2025. The Medical Campus special use overlay

is intended for the area around St. Mary’s Hospital, the
Veterans’ Hospital, and also the future Community Hospi-
tal sites. It provides the facilities with adequate space to
expand, including the hospital itself, as well as associated
businesses (clinics, professional offices, medical supplies,
etc) along with restaurants, retail and residential uses that
support the employees, patients and visitors of the overall
facility and related businesses.

Mesa State Campus

Higher education is a key component of Grand Junction’s
Regional Center status (link to Regional Center section).
Mesa State College (web link) helps train workers for local
employment, attracts students that contribute to the local
economy, is a significant employer in its own right, and
brings recreational and cultural activities that appeal to
the whole community.

Yearly growth of the facility has recently been between 2 —
5 % and the need to triple the number of dormitory beds,
to 3,000 by 2035 is foreseen. A Master Plan for expansion
exists that includes locations of future buildings and facili-
ties needed. The Bishop Campus is also land locked and
may need expansion by 2035. [link to map or website]

The Mesa State Campus Special Use Area [link to map or
website] is intended to allow adequate space around the
college that may accommodate school facility expansion
as well as associated businesses (book stores, retail estab-
lishments, offices, etc), restaurants and residential uses
that support the employees and students of the school
and associated businesses.

PRIORITIES FOR GROWTH

The extensive public input of this Comprehensive Plan
update indicates strong support for Grand Junction to
grow in a sustainable, compact pattern. To accomplish
this objective, rather than continuing to grow in a random
fashion (that is inefficient to serve), the Comprehensive
Plan identifies priority growth areas to focus the extension
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of new infrastructure and development. Prioritization is
based on several factors:

#*  proximity to the City core [link - definition/map]
%  accessibility to existing infrastructure
%  adequate access (roads) and emergency access

%  the existence of a subarea plan to guide develop-
ment

¥  proximity to existing commercial and employment
areas

Priority 1: (development is encouraged and incentivized)
%  downtown Grand Junction [link - definition/map]

% infill vacant and underutilized properties that may
accommodate infill development (including the
creation and/or expansion of centers) within 2009
City Limits

%  Northwest Grand Junction

Priority 2: (development encouraged but not incentivized)
%  Appleton [link - definition/map]
%  Whitewater [link - definition/map]

%  Central Orchard Mesa within the 2009 201 Bound-
ary [link - definition/map]

Grand Junction Comprehensive Plan
V.2008.1
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KeEYy CONCEPTS: LAND USE (cont’D)

Priority 3: (development not encouraged until after 2020
or appropriate circumstances exist)

#*  Garfield Neighborhood [link - definition/map]

%  Central Orchard Mesa outside the 2009 201
Boundary [link - definition/map]

Interim land uses in Priority 3 Areas

Priority 3 areas are within the Urban Growth Boundary
but are proposed for urban development only after the
other priority areas are significantly developed and only
after water and sewer infrastructure is in place. In the
interim, landowners may develop at densities that do not
require urban services. However, in doing so they must
demonstrate the ability to take advantage of urban densi-
ties in the future. This can be accomplished by doing one
or more of the following:

1. Applying the City UR land (LINK to #6 above) use
overlay

2. Applying for URR zoning through the County

It is acknowledged that growth will continue to occur be-
yond 2035. As time passes, some of the areas identified as
Agriculture and Rural Land Uses in this Plan may become
more appropriate for urban development . These will be
considered in future updates to the Comprehensive Plan.

Grand Junction Comprehensive Plan
V.2008.1
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(link to Map Gallery and/or to City GIS site)

DEesNITY RANGES

The City has a zoning policy that allows a density that is
+/- 20% of the land use category. The Future Land Use
classifications are created so there is a range of uses al-
lowed in the region that supports Grand Junction’s role as
a Regional Center. For land uses with an allowed residen-
tial (density) component, the land uses classifications
overlap in allowed densities (and a range of applicable
zoning districts for each range). The intent, in part, is to
group campatible densities in classifications. This overlap
allows an appropriate choice of density for a specific area
without having to be confined to a particular category and [image of LU maps and links]
not unintentionally higher densities than compatible with
adjacent development.

bar chart land use showing overlaps

Grand Junction Comprehensive Plan
V.2008.1
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Link to Land Use Descriptions Summary (pdf)

LAND LLE DESCRIPTIONS

The following paragraphs describe each of the use categories in detail. Zoning districts will be used to establish the conditions for the use and development of land in each of the

categories. The development codes will identify which district or districts are appropriate for each land use category.

Parks and Open Space

Active park and recreation sites with significant
public access, whether publicly or privately owned.

APPLICABLE
ZONES:

All
CSR

Conservation/Mineral Extraction

life habitat, sensitive or hazardous land protection,
and other environmental conservation purposes.

as a temporary use.

APPLICABLE
ZONES:

CSR

Public or private lands reserved for open space, wild-

Agriculture 1 du/35 acres or greater

Private lands with homes on approximately 35 acres
or more. Typical uses would consist of the farms,
orchards, pastures, and other commercial agriculture
operations or open areas. Agricultural parcels will
not receive urban level services. This category does
not include industrial farms or livestock feedlots.

APPLICABLE
ZONES:

RR
RE

Rural 3-17 acre lots

Private land that will remain in parcels of 3 to 17
acres. The uses will vary among low density residen-
tial lots, low intensity agricultural operations, or-
chards and other small scale farm operations. Rural
land use areas serve as a transition between urban
and agricultural uses. Clustering techniques are en-
couraged. No urban level services are supplied.

APPLICABLE
ZONES:

RR
RE

Mining and sand/gravel operations may be permitted

Grand Junction Comprehensive Plan
V.2008.1

Cooperative Planning Area 5 to 35 acre parcels

In accordance with the Cooperative Planning Agree-
ments between Mesa County and the municipalities.

APPLICABLE
ZONES:
RR
RE
PD
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LAND USE DESCRIPTIONS (cONT’D)

Estate 0.8-3.6 acre lots

Typical “estate” style single family homes on large
lots of .8 to 3.6 acres.

Centralized services might be needed depending on
site conditions and proximity to existing services.
Uses are residential.

APPLICABLE
ZONES:

RR
RE
R1

GuiDING PRINCIPLES

Residential Very Low Density 0.8-2.4 du/acre

Single family detached residences with typically
0.8 t02.4 units per acre. These homes are generally
served by a public water and wastewater system.

APPLICABLE
ZONES:
R
R1
R2
R4
R5

Residential Low Density 1.6-4.8 du/acre

Detached single family residents with typically 1.6

to 4.8 units per acre that receive full urban services.
Alternative residential development types, including
single-family attached, townhomes, and multi-family
units may be permitted in these areas through the
planned development process, where gross densities
do not exceed 4.8 units per acre and compatibility
with adjacent development can be assured.

APPLICABLE
ZONES:

R1
R2
R4
R5
R8

4. GRAND S, BArANCED 6. A Uniue
(]7’\55\’5737511 TRANSPORTATION COoMMUNITY

Residential Medium Density 3.2-9.6 du/acre

A mix of residential development types with gross
densities less than 9.6 dwelling units per acre are an-
ticipated in areas with this designation. Single-family
development will be integrated with other dwelling
types, including duplexes, and low intensity attached
residential development. Some low intensity multi-
family development may be permitted through the
planned development process where compatibility
with adjacent development can be assured.

APPLICABLE
ZONES:

R4
R5
R8
R12
PD

Grand Junction Comprehensive Plan
V.2008.1
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Residential Medium High Density6.4-14.4 du/acre Residential High Density 9.6-28.8 du/acre Urban Residential 24+ du/acre

A mix of residential development types with gross
densities less than 14.4 dwelling units per acre are
anticipated in areas with this designation. Duplexes,
manufactured home subdivisions and low intensity
attached residential development will be integrated
with townhomes, and low-intensity, multi-family de-
velopment. Larger multi-family developments and/
or small (less than 5,000 square feet) neighborhood
retail/service centers may be permitted through the
planned development process where compatibility
with adjacent development can be assured.

APPLICABLE
ZONES:
R8 Bl
R12 B2
R16 MU
RO PD

Grand Junction Comprehensive Plan
V.2008.1

All types of residential development may be permit-
ted in these areas provided that gross densities are
at least 9.6 and no more than 28.8 dwelling units per
acre. Modest amounts (dependant on zoning applied
but not intended for more than 10% of a develop-
ment) of service oriented and retail commercial are
allowed in the Residential High Density Land Use
Classification. Higher density residential (and neigh-
borhood retail/service center development) may be
permitted through the planned development process
where compatibility with adjacent development can
be assured and adequate community-wide amenities
or other benefits are provided consistent with zoning
standards.

APPLICABLE P

ZONES: Wiy
RIZE B4

R16 MU

R24 PD

RO

Residential development with a minimum of 24 units
per acre is permitted. Modest amounts (depending
on zoning applied but not intended for more than
10% of a development) of service oriented and retail
commercial are allowed.

APPLICABLE
ZONES:

R24
RO
B1
PD

Downtown Mixed Use 24+ du/acre

Employment, residential, retail, office/business park
uses allowed. A 50% mix of uses, either horizontal or
vertical is expected. Residential densities may exceed
24 du/acre. LINK to form based building

APPLICABLE
ZONES:

R24
B2
C1

MU
PD
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LAND USE DESCRIPTIONS (cONT’D)
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Village Center Mixed Use 6.4 —14.4 du/acre

10.2 - 14.4 du/acre, if residential

Employment, residential, service, park and retail
allowed. The Large Village Center is intended to

be at a smaller scale (1-4 stories and smaller land
area) than Downtown Mixed Use. A 50% mix of uses,
either horizontal or vertical is expected unless oth-
erwise designated in an adopted Area or Neighbor-
hood Plan. LINK to form based building

APPLICABLE
ZONES:

R8
R12
MU
RO

PD

Neighborhood Center Mixed Use

4.8 - 10.2 du/acre
6.4 —10.2 du/acre, if residential

Limited employment, residential, open space and
limited retail focused on uses that provide conve-
nience items to immediate neighborhood; residential
uses are encouraged to be integrated with commer-
cial uses. LINK to form based building

APPLICABLE
ZONES:
R8
MU
RO
PD
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Business Park Mixed Use 6.4 —9.6 du/acre

Business, light industrial employment oriented
areas with the allowance of residential units under a
Planned Development review.

APPLICABLE
ZONES:

RO
Bl
&l
Cc2
10

Neighborhood Commercial

Service, retail and office commercial uses that ser-
vice immediate surrounding area with no outdoor
storage.

APPLICABLE
ZONES:

Commercial

Permits a wide range of commercial development
(office, retail, service, lodging, entertainment) with
no outdoor storage or operations. Mixed commercial
and residential developments may be encouraged in
some areas.

APPLICABLE
ZONES:

(Gt
G2
10

Grand Junction Comprehensive Plan
V.2008.1
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Commercial Industrial

Heavy Commercial, offices and light industrial uses
with outdoor storage, but no outdoor operations
other than sales (e.g., office/warehouse uses, auto
sales, auto repair shops, lumber yards, light manu-
facturing). Some yard operations may be permitted
through the planned development process where
adequate screening and buffering can be provided
to ensure compatibility with existing and planned
development in the vicinity of the proposed use.
Residential uses are not appropriate.

APPLICABLE
ZONES:

Industrial

Heavy commercial and industrial operations are
predominant in industrial areas. Batch plants and
manufacturing uses with outdoor operations are
appropriate if developed consistently with zoning
regulations. Residential uses are not appropriate.

APPLICABLE
ZONES:

Grand Junction Comprehensive Plan
V.2008.1
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Center Types Actions

A SryszeEmt OF CONCENTRATED URBAN CENTERS:

GeTONG SHOPPING AND EMPLOYMENT CroSeR_T0 WHERE PeorLe L1vVE, AND VICE-VERSA

INTRODUCTION

A key objective of this Comprehensive Plan is to get shop-
ping and employment closer to where people live in order
to reduce traffic congestion and its attendant impacts of
commuting time, diminished air quality and cost of infra-
structure. The Plan includes an emphasis on mixed-use
‘centers’ as a key growth pattern, accompanied by encour-
agement of infill and redevelopment, with less external
expansion. Chief among the centers is the resurgence of
the Downtown as the heart and soul of our community.
These concepts represent important new directions in the
community’s efforts to balance the pressures for outward
growth with the desire to promote infill.

Grand Junction Comprehensive Plan
V.2008.1

Centers have many advantages.

*

allow for a variety of housing types (GP3: Housing
Variety)

provide sufficient housing density to support al-
ternative modes of transportation (GP5: Balanced
Transportation)

create walkable neighborhoods that help reduce
driving and congestion (GP5: Balanced Transpor-
tation)

help lessen development pressure on sensitive
environments and productive agricultural lands
outside the more urban areas (GP2: Sustainable
Growth Pattern)

add vitality to our City core (GP2: Sustainable
Growth Pattern)

allow for more efficient services and utilities/infra-
structure. (GP2: Sustainable Growth Pattern)

CHAPTER CONTENTS

1. GOALS, OBJECTIVES AND
POLICIES

2. OVERVIEW
3. CENTER TYPES
Mixed Use Centers
Downtown
Village Centers
Neighborhood Commercial Areas
Linking Centers
Criteria for Locating Centers

Examples of Potential Village Cen-
ters

4. ACTIONS
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GoAL

OBJECTIVES

Ox.x:
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OVERVIEW: CONCENTRATED CENTERS

In recent years, growth and annexation in the Grand Junc-
tion area has been primarily in a low density, spread-out
fashion that extended unevenly into the surrounding rural
areas, resulting in development patterns that are inef-
ficient to serve with public services. Residents want to
preserve the extensive agricultural and open space land
surrounding the urban area. They also want the benefits
of more efficient street and utility services. More compact
development patterns will support both of these objec-
tives.

To achieve more compact development, a significant effort
will be made to encourage future growth to be focused

inward, with an emphasis on infill and redevelopment of

underutilized land, especially in the core area of the city Figure 1-1:

(the Downtown). Outward growth will continue, but will A Mixed Use Village
occur concentrically also with pockets of compact devel- Center

opment.

Grand Junction already has a variety of centers scattered
throughout the community. Most of these are small,

with only a gas station and a convenience store. Some

are larger commercial areas with a grocery store and/or
complementary convenience-oriented shopping (discount
shopping, drug store, craft store, dry cleaner, etc.). There
are several single-use “big-box” shopping centers (such as
Target, Wal Mart) along major roadways.

Figure 1-2:
A Mixed Use Neighborhood Center

Grand Junction Comprehensive Plan
V.2008.1
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CENTER D PES: CONCENTRATED CENIERS

MixeEDp-UseE CENTERS

Centers have a mix of uses: stores, offices, and often,
housing. Residential densities in and immediately sur-
rounding centers are moderately high, and taper down-
ward gradually (see Feathering Density) to match the
density of existing surrounding neighborhoods.

The most successful mixed-use centers are pedestrian-
oriented, where the users and surrounding residents

can walk to a destination easily. Centers are the logical
location for facilities and schools. Facilities (fire and police
substations, schools, etc) and amenities (parks, gathering
places) will be located in centers whenever possible. They
also help create a synergy of uses that promote vitality

in the center such as employees having lunch in nearby
restaurants, with their offices close to retail opportunities.

The Downtown will be the primary center, with strong
emphasis on increased density and mixed-use develop-
ment, which expands horizontally and vertically. The Mesa
Mall will continue to be a major shopping destination,
especially for a broad range of comparison goods in mid-
to high-end stores. Intermediate-sized Village, Neighbor-
hood and smaller Neighborhood Commercial areas will
be encouraged in major quadrants of the city to reduce
driving for many convenience shopping needs. Mixed-use
development may occur along mixed-use opportunity
corridors.

Parks and/or other public gathering places will be needed
to meet the needs of center residents. The Comprehen-
sive Plan envisions parks located in centers, as well as in
adjacent locations, so that most residences will be within
a 5-minute walk of a park.

Center development will not happen overnight. It will
likely happen sooner in areas where the beginnings of

a center already exist (such as the Downtown, Clifton,
Redlands Market Place, Horizon Drive, North Avenue,
etc.). The Comprehensive Plan anticipates that existing
commercial centers will gradually evolve by adding ad-
ditional uses to become mixed-use centers. In a number
of communities, “big-box” stores (as the single use) reach
their typical life expectancy (approximately 15 years) and
have been revitalized by adding mixed-use building types
such as office and residential. That pattern is envisioned in
Grand Junction, even eventually including the transition of
the Mesa Mall to a wider range of uses.

In new development, centers will likely occur in phases
beginning with higher density residential uses, followed
by office and retail development. Traditionally this process
has occurred slowly through development and redevelop-
ment to gradually higher intensity of uses. To allow this
process to happen more rapidly and cost-effectively will
require reserving some areas for center development
while the surrounding areas develop first at higher resi-
dential densities.

PRINCIPLES

GREEN SySTEM
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Figure 1-x: Conversion of a shopping mall to a mixed-use

center
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CENTER TYPES: CONCENTRATED CENTERS (CONT’D)

The development of centers can be encouraged by several
mechanisms: density bonuses, the formation of special
districts?, a streamlined development review process,
public or public/private investments in infrastructure, and
enhanced streetscapes.

Although in reality centers will evolve along a spectrum,
several types or scales of centers are envisioned: the
Downtown, Village Centers, Neighborhood Centers, Neigh-
borhood Commercial areas and the continuation of some
Single-use retail centers.

ak; Map of Centers and density gradients

DowNTOWN (MAP, ILLUSTRATIONS)

Downtown is seen as the ‘heart and soul’ of the city and
region. On September 26, 1881 the Grand Junction town
site 2 was selected and established by Grand Junction
Town and Improvement Company. Over its history it
evolved into the primary shopping center of the com-
munity. Then, with the advent of the Mesa Mall and the
departure of major shopping, the Downtown transformed
itself into more of a specialty area with restaurants, small
stores, offices, and other ancillary uses (churches, govern-
ment, etc.).

1 Such as a tax increment financing district, business improve-
ment district, or special district for infrastructure.

2 The extent of their ownership was one square mile, spanning
from 1st to 12th Streets and from North to South Avenues,
and known as the “Original Square Mile”.

Grand Junction Comprehensive Plan
V.2008.1

A community’s downtown is a barometer of its overall
quality-of-life. Benefits to the community of a strong
downtown are multi-faceted.

% A thriving downtown is a good recruitment tool

for industry.

%  Downtown’s enhancement stimulates the econo-
my and adds jobs.

% A better downtown increases tourism in the area.

%  Downtown is a good investment (according to the
National Historic Trust, every dollar a community
spends on downtown revitalization brings in $30 in

new investment).

For all intents and purposes, our Downtown is relatively
healthy. However, the Downtown needs to receive its
proportionate share of the growth coming to the region-
-residential, non-residential, institutional and public uses
that are well-designed and sensitive to existing uses.

In this Comprehensive Plan, the vision for the Downtown
is that it maintains its current role as the prime area for
office, financial, retail and government/civic uses. The
Downtown is the main center for the region. It is envi-
sioned that the Downtown will expand horizontally and
vertically — adding more offices and residences in taller
buildings (4-7 stories *) which, combined with more resi-
dential density in the immediate surrounding area, will

3 The size of the building should still allow personal contact
with the street: where one can see faces or communicate to
people on the street from the stories above.

GuiDING PRINCIPLES
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provide a ‘built-in’ clientele that will enable the expansion
of shops and restaurants.

The key to the success of the Downtown and what differ-
entiates it from the other center types, will be the variety
of uses, public gathering spaces (parks, plazas), the critical
mass of workers and residents, and a variety of activities
and attractions (including access to the river) that will give
the life and vitality that make the Downtown an attrac-
tion in its own right. Improved transit will allow access
from the outlying areas even with reduced parking and
heavier traffic in the Downtown. Accessory Dwelling Units
in historic neighborhoods, (see GP6: A Unique Community
for more information on historic areas) increased densities
and intensities of uses in South Downtown and surround-
ing Downtown (North Avenue, Lincoln Park), mixed use ar-
eas, potential Transit-Oriented Development in two areas
along the railroad line are all components of the vision.

Strategies are needed to keep the Downtown healthy.

%  Keep the Downtown as a regional destination with
a diverse mix of land uses, civic and public ameni-

ties, art and cultural facilities.

%  Expanded retail and services to capture under-
utilized parcels and create additional pedestrian-

oriented retail activity.

%  Integrate existing historic and cultural amenities
into the commercial heart of Downtown.

%  Keep Civic / Public Uses in the Downtown includ-

ing the many local, state, and federal services and
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CENTER TYPES: CONCENTRATED CENTERS (CONT’D)

agencies that are employment generators and

regional destinations.

%  Encourage mixed-use projects with retail and/
or commercial services on the street level (near
high volumes of pedestrian activity) and office or

residential uses on the upper floors.

%  Upgrade existing parks and plazas and ensure
that publicly accessible plaza and/or park space is
incorporated into new large-scale redevelopment

projects.

%  Develop guidelines that allow redevelopment
while preserving the character (historic as well as
non-historic) that distinguishes the core area from
other neighborhoods in the City.

%  Enhance the character of the core area by improv-
ing streetscapes that are vital to maintaining visual

continuity.

%  Improve the visibility of signage to make it easier
to navigate to the Downtown and core area desti-
nations.

To ensure the Downtown thrives, the Plan encourages
incentivizing development with infrastructure, special fee
and/or processing schedule, removing regulation barriers
with code revision and public/private efforts for land ac-
quisition and assembling. Plans with more specific actions
steps for investing in the Downtown include:

%  Strategic Downtown Master Plan

#  Infill and Redevelopment Plan (link)

%  North Avenue Plan (link).

VILLAGE AND NEIGHBORHOOD CENTERS
(MAP ENLARGEMENT, ILLUSTRATIONS)

Growth outside of Downtown is to happen concentrically
from existing urbanized areas and targeted to Village Cen-
ters. Village Centers are essential to the sustainability of
Grand Junction. They provide a second level of shopping
and working closer to where people live. Each Center is to
have its own identity through design and uses.

Village Centers occur in major quadrants of the city. The
largest of the Village Centers will continue to be the Mesa
Mall area, over time eventually transforming into mixed-
use centers by adding close-by residential uses. Other Vil-
lage Centers will be focused around a large grocery store,
complemented with other uses such as home improve-
ment stores, small furniture stores, chain restaurants,
coffee shops, video rental and other convenience and
office uses.

Neighborhood Centers will also have a grocery store focus
that will be surrounded by smaller ancillary commercial
uses, smaller discount stores, craft stores, restaurants, and
specialty stores. In many cases they are merely modest
extensions of centers that already exist. They consist of 3
to 10 buildings 1 to 2 stories in height. They will be drive-
to destinations, but also have medium-to-high density
residential and office uses mixed in vertically or horizon-
tally adjacent in order to provide a close-by clientele that
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will help sustain the retail. They will have store fronts
connected and facing along public streets or around plazas
and other gathering areas.

NEIGHBORHOOD COMMERCIAL AREAS AND
TyrPiCcAL SINGLE-USE RETAIL COMMERI-
CAL

Small Neighborhood Commercial # areas, can be created in
suitable locations (intersections of collector streets or larg-
er) even though they may not be designated on the Future
Land Use map—so long as they are tastefully designed

to fit with the character and scale of adjacent residential
buildings. Many will be located along Mixed-Use Opportu-
nity Corridors: (as indicated on the FLU map)

sk  Patterson (F Road)

¥ 29 Road
*  30Road
#* 32 Road

In developed areas they sometimes occur as residential
buildings (in locations less desirable for living ®) that are
converted to a coffee shop/bakery, insurance office, etc.
The locations of small neighborhood commerical areas will
be determined by specific site plan review.

4 Such as a “corner store” or residential home on a busy street
that is converted to a coffee shop/bakery, insurance office,
etc.

5 For example, due to traffic volumes at a busy intersection, or
as a transition between residential and employment uses.

Grand Junction Comprehensive Plan
V.2008.1
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CENTER TYPES: CONCENTRATED CENTERS (CONT’D)

In addition to mixed-use centers, some
traditional single-use, “big-box” shop-
ping and strip commercial centers are
anticipated to remain along major road-
ways and at high volume intersections.

LiINKING CENTERS

If there is adequate surrounding popu-
lation, transit may be used to link the
individual centers and provide alterna-
tive modes of transportation. As the
Downtown receives infill development,
multiple high frequency bus routes can
serve the core area. With the realiza-
tion of Large Village Centers, relatively
high frequency bus circulation can link
them to the Downtown and each other.
Low frequency service may be provided
to surrounding areas. The Plan also
reserves a transit corridor along UP
corridor that may eventually link Clifton
to the Downtown and Mesa Mall areas.
For more information on linking the
centers, please see GP5: Balanced
Transportation Criteria for Locating
Centers.

Grand Junction Comprehensive Plan
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Center Type

Downtown

Table x.x: Summary of Center Types

Size/Location Characteristics

* Pedestrian oriented

* Buildings up to 4-7 stories tall

* Mix of uses including residential (espe-
cially on upper floors), professional of-
fices, retail, service, government offices,
conference center/meeting venues,
hotels, parking garages

* Amenities such as parks, plazas and
other public gathering spaces

* Civic, financial and office center of
region
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Downtown Grand Junction (includes original square mile)

Village Centers

* Pedestrian oriented o
* Located on or at intersection of major o

roadways o
* 10 buildings or more; 2-4 stories o

* Mix of uses including large to medium o
sized stores housing some regional com- | e
mercial, grocery stores, drug stores and | ¢
convenience-oriented retail o

* Inclusion of community service provid- | e
ers and facilities: libraries, fire stations,
police stations, recreation centers,
parks, post office, etc. Parks and schools
are typically combined facilities.

* Broader range of densities including
medium to high density residential uses
(town homes, small apartments/condo-
miniums) integrated within, or immedi-
ately adjacent

* Residential densities taper downward
(“feather”) gradually to match or com-
pliment surrounding neighborhoods.

* |Individual, unique character for each
Village Center

Clifton at I-70 B and Hwy 6

Mesa Mall

North Avenue at 29 Rd

12th Street at Horizon Drive
Whitewater (at Hwy 50 / Coffman)
Central Orchard Mesa - 30 Rd / Hwy 50
Pear Park at 29 Rd / D Rd

Appleton at H Rd and 23 % Rd

North Ave and 29 Rd

[INSERT PHOTO]
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CENTER TYPES: CONCENTRATED CENTERS (conT’D)

The Future Land Use Plan shows Center Type Size/Location Characteristics Examples

general locations for the future Neighborhood * Pedestrian oriented Orchard Mesa

Village and Neighborhood Centers. Centers % Less than 20 acres in area, 3 - 7 build- * Unaweep and 26 % Rd

The location for a future center is ings per center; 1-3 stories e 27 Rd and Hwy 50

granted on a first come first serve * Compatibility with surrounding neigh- = Hwy 50 and B1/2 Rd

borhoods

* Mix of uses including convenience-ori-
ented commercial (gas stations, grocers,
dry cleaner, bakery, coffee shop); may
include service providers and facilities
such as fire station, post office

* Medium density residential uses (town
homes, small apartments/condomini-
ums) integrated within, or immediately
adjacent; includes walk-to neighbor-
hood parks, squares

basis. The location is set when a
mixed-use, commercial or high den-
sity project is approved through site
plan review. The criteria for locat-
ing a center are given in Table XXX,
Center Types.

= Hwy 50 and 29 Rd
= Hwy 50 / Fairgrounds (future)
Redlands
¢ Hwy 340/Redlands Market Place
= Hwy 340/Monument Village
= Redlands Parkway/Hwy 340
= South Broadway/20 % Rd
= Hwy 340/23 Rd (future)
Northwest GJ
e 22 RdandI-70
Downtown (greater area) (also see
North Avenue Corridor Plan)
e 1st St and Orchard Ave
= 12th St and Patterson Rd
¢ 12th St and Orchard Ave
= North Ave and 12th St
= North Ave and 28 Rd
= North Ave and 28 1/2 Rd

5. BALANCED
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= 27 Rd and Patterson St
= 1st St and Patterson St
(future)
Horizon Drive
* Horizon Dr and G Rd
e Horizon / 1-70
* 26 % Rd south of | Rd (future)
Clifton — Fruitvale
e FRdand 29 % Rd
* 30 Rd and F Rd
* 30% RdandFRd
* 30% Rd and FRd
* 32 % RdandFRd
e |-70 B at Hwy 141
* Hwy 141 south of E % Rd,
* Hwy 141 and E Rd
e Hwy 141 south of D %4 Rd,
Pear Park
* 30 Rd and D Rd
= 31 Rd and D % Rd (future)
Appleton
e 23 % Rd and | Rd (future)
e 22 % Rdand H % Rd (future)

Neighborhood e Corner store

Commerecial e 1-3buildings

e Retail or office on street level, may
include office or residential above

[INSERT PHOTO]

Retail / Commer- | o
cial Centers

Strip development, big-box centers and
small commercial corners (typically one
use — commercial / developments)

Various locations (see Land Use Map)

Grand Junction Comprehensive Plan
V.2008.1
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CENTER TYPES: CONCENTRATED CENTERS (CONT’D)

EXAMPLES OF POTENTIAL VILLAGE
CENTERS

The Clifton Old Town area is an example of a future Village
Center. Many elements of a center exist there today:
residences, schools, commercial. Overtime, as the sur-
rounding area grows, a Village Center will evolve. Design
standards have been created (by Mesa County) for the Old
Town Clifton Area include: building form (such as height,
setback, orientation), architecture, street furniture, light-
ing, and mix of uses. The plan for the center includes a
mixed use area and an area for the continuation of typical
commercial uses. The plan creates an overall balance of
density between existing (higher) and new (medium to
low) residential classifications.

Whitewater is envisioned as a new “urban community”
where people live, work, and play. Future land uses
proposed by Mesa County include approximately 7500
homes. A mixed-use center, near the existing commercial
area, will allow a range of densities that average out to a
medium overall density. The mixed use area will provide
for day-to-day convenience needs (laundromat, coffee
shop, daycare center, medical offices, etc.) as well as office
and other commercial uses. A more typical commercial
area is designated to the south of the mixed use area and
medium density residential is located across the highway.
The plan also includes industrial uses and low density
residential to estate residential densities. Design guide-
lines have been created to help bring about the vision
described in the goals for the area.

Grand Junction Comprehensive Plan
V.2008.1

A Village Center has been tentatively proposed for prop-
erty owned by Mesa State College near 29 Rd and D Rd.
Plans for the project include residential, commercial, retail
and industrial components. Determination has not been
made as to whether the project will be horizontally or
vertically mixed.

For more information on centers, please refer to the City’s
Website:

*  Whitewater Area Plan
*  Clifton-Fruitvale Plan
*  Downtown Strategic Plan

*  North Avenue Plan
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INTRODUCTION

VisioN CHAPTER CONTENTS
Fiscal Sustainability means that we grow efficiently and “The host lLivable Comimimity West of the Rockies” 1. GOALS, OBJECTIVES AND
cost-effectively. It means that we avoid growth patterns POLICIES
that cause disproportionate increases in the cost of ser- TRANSLATING THE VISION

vice such as irregular boundaries that force police, street 2o DMERYIEY
& P ‘ What does livable mean for fiscal sustainability?

sweepers, parks maintenance, and other service provid- Benefits and Importance of Main-
ers to travel long distances between areas of service. This & Fiscal sustainability — remaining a regional center, taining Our Role as a Regional
means much of future growth is focused inward, with an smart expenditures, smart growth. Center

emphasis on infill and redevelopment of underutilized Oil and Gas Development

¢ Adequate employment opportunities with a mix of

land, especially in the core area of the City (Downtown). Taua

Growing inward (infill and redevelopment) allows us to Job types, not focusing on just one job sector.
: . 3. GROWTH PROJECTIONS AND
take advantage of land with services. Outward growth that *  Organized, functioning and orderly - it “works’, Py
does occur should be contiguous with existing urbanized X

trashgets collected, buses run on time, and adequate GRAND JUNCTION VICINITY

areas so that it can develop in a fiscally efficient manner.

services are provided. Growth Projections

Demographic Breakdowns

4. COST OF SERVICES RELATED TO
SPRAWL

Cost of Infrastructure, Services
Efficiencies of Service
Cost of Development

201 Boundary and Growth Tools

5. ACTIONS
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OVERVIEW: SUSTAINABLE GROWTH LATIERY

Over the past two decades, Grand Junction and Mesa
County have experienced an extended period of sustained
economic expansion, largely due in recent years to the
result of increased regional natural gas development. Re-
gardless, the Grand Junction and Mesa County economies
are multi-faceted and growth has been occurring in many
sectors for both governments. The sectors experiencing
the largest growth from 1970 to 2000 include construc-
tion, services, finance insurance, real estate, and whole-
sale and retail trade. The community also strongly benefits
from tourism, retiree migration, regional services, and
supply distribution operations.

BENEFITS AND IMPORTANCE OF
MAINTAINING OUR ROLE As A REGIONAL
CENTER

The City of Grand Junction is the largest municipality on
Colorado’s Western slope and traditionally has served as a
regional service center for a large portion of Western Col-
orado and parts of eastern Utah. Grand Junction provides
key consumer and business services, including health care,
business support and professional services, and compara-
tive retail goods to a seven county influence area.

The main reason that being a regional center is important
to our future is that the majority of our public revenue is
generated by sales tax ™.

1 In 2007, about 64% of General Fund revenues were from
sales tax (the statewide average is about 48%) and total city

Grand Junction Comprehensive Plan
V.2008.1

As a regional center, we currently enjoy above-average
sales tax production for a city of our size— about 46% of
sales tax revenue in 2007 is from non-city residents. We
have a significant influx of people—for business, tourism,
and shopping—from whom we receive sales tax revenues
but for whom we do not provide a full range of services.
This allows us to provide our own residents with a higher
level of services than would otherwise be possible.

Being a regional center allows us to provide high quality
services and amenities to our community. At the same
time, it is the quality and attractiveness of our community
and the services and amenities we provide that reinforces
the attraction of regional visitors and businesses to the
area. This gives our community funding to reinvest in

our quality of life and reinvest in improvements to the
community that will continue to make Grand Junction the
most livable city west of the Rockies. Thus, it is a high pri-
ority (a guiding principle of the Plan) to retain and nurture
our role as a regional center over the long-term.

Oi1L AND GAS DEVELOPMENT

Since the turn of the century, the region has realized an
increase in oil and gas development. Energy development
in Western Colorado is mainly happening in areas to the
north and east of Mesa County, but Grand Junction will
likely continue to be the center for regional services and

sales and use tax revenue grew by nearly 12% from 2006 to
2007.

the hub for industry-related commerce. Grand Junction,
with the help of the regional airport, has attracted a large
share of the management, consulting and regional sup-
ply side of the area’s energy development industry. This
growth of basic jobs stabilizes the local economy and is
expected to produce continued general growth in retail,
professional services and other regional service industry
sectors.

Although the energy extraction sector has only attributed
about 6 percent of local basic employment, it is likely

that that figure under-represents the industry’s broader
impact. Many businesses that are classified as manufac-
turing, household direct or regional services are closely
affiliated with the energy extraction industry and rely on
the industry’s spending for success. As a result, the impact
of natural gas extraction is not fully captured in the State’s
classifications.

It is anticipated that gas development will continue for
an extended period into the future, however, it remains
possible that changes in markets, other supply sources
or other factors could curtail development sooner than
expected.

(Links to charts)

TOURISM

Tourism has become an important aspect of our economy.
This should not be a surprise due to our beautiful setting
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and numerous activities including mountain biking and
wine tasting.

Tourism, broadly defined, makes up about 15 percent

of the economic base of Mesa County in terms of over-
all employment. According to the State Demographer,
there were approximately 5,700 direct tourism jobs in
the county based on 2006 employment data. Tourism
jobs include both activities associated with traditional
short-term visitors and economic activity associated with
second homes in the region. Tourism jobs span numerous
business sectors, with the largest number of jobs in food
services, accommodations, construction and retail.

How we grow as a community can influence tourism:

%  compact growth helps remove development pres-

sure on orchards and vineyards

3%  investing in and expanding our trail system attracts

cycling enthusiasts

%  enhancing the downtown attracts visitors to the

city core

3%  protection of vistas and landmarks ensures future

visitors enjoy the same beauty as current visitors

To promote tourism, the Grand Junction Visitor and
Convention Bureau and the Visitor Center (both City run
programs) market the Grand Junction area and act as a
liaison among visitors, accommodations, facilities, and
tourist-related businesses. A website and visitors’ guide
are available.
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GROWIH PROJECTIONS AND ALLOCATION WITHIN THE GRAND _JUNCTION VICINITY

GROWTH PRO]ECTIONS DEMOGRAPHIC BREAKDOWNS

In 2007, Grand Junction had an estimated population of [link to 2000 census charts]
55,000 persons. Mesa County contains approximately

142,000 residents. Over the past 36 years, the population

of Grand Junction has grown by almost 160 percent. This

represents a compound annual growth rate of 2.6 percent,

compared with 2.2 percent across the state as a whole.

Over the same period, Mesa County grew by roughly the

same rate as Grand Junction.

The population of the Grand Junction vicinity is expected
to nearly double by 2035. This results in an additional
41,000 housing units in the planning area. The growth pro-
jection of the area is based on City and County Staff analy-
sis of State Demographer data, Regional Transportation
Planning Office (RTPO) modeling, building permit trends,
economic / industry trends. If we want to preserve our
quality of life, we need to plan for that growth so we can
maximize benefits and minimize undesired effects.

Grand Junction Comprehensive Plan
V.2008.1
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We are seeing the benefits from monies collected from
outside sources that supplement our city budget. How-
ever, this does not mean that regional, national or global
economic trends such as higher gas prices or a volatile
energy industry will not affect us. Therefore, we still need
to spend community financial resources wisely, particu-
larly for infrastructure and public services. It is prudent
to increase the efficiency of infrastructure and public
services through a compact land use pattern that is more
sustainable over time — one that helps us increase the
efficiencies of our services and leverages our infrastruc-
ture. This Comprehensive Plan includes an emphasis on
mixed-use ‘centers’ as a key growth pattern, accompanied
by encouragement of infill and redevelopment more than
external expansion. These concepts represent important
new directions in the community’s efforts to balance the
pressures for outward growth with the desire to promote
infill and efficient services. (Land Use)

CosT OF INFRASTRUCTURE, SERVICES

Although some City service costs are not closely tied to
the urban form of growth (e.g. administration), there are
many capital costs (utilities, street maintenance, public
safety, for example) that are sensitive to the type and loca-
tion of growth. Generally, when growth occurs in lower
densities, cities incur disproportionate additional costs
such as repairing and resurfacing roadways; cleaning and
inspecting longer sewer lines; longer roads to plow snow;

and longer trips for police, fire, building inspectors, school
buses and parks maintenance crews, when compared to
more compact urban land use patterns. These costs may
not appear immediately (for example, it is usually several
years before repaving is required), but they eventually add
additional operating and capital replacement costs borne
by the City and other service providers.

EFFICIENCIES OF SERVICE

The growth pattern that the City has followed over the
past decade has lead to a tentacle-like city limit where,

in some areas, it is difficult to know whether or not a
property is within city limits. This increases administrative
costs and reduces quality and efficiency of service — who
responds to emergency calls, in which areas trash is col-
lected, how far the street sweeper needs to drive, and
other service provisions. In conversations with city service
providers, this issue has become an increasing concern
and acknowledgement that a more uniform, compact pat-
tern of growth is desired over the next planning period.

CosT OF DEVELOPMENT

Promoting greater residential density and mixed use
projects allows a savings in private development costs
through land and capital investment efficiencies that have
the potential to reduce per unit housing costs. If a large
tract of land purchased at a fixed cost can accommodate

additional residential and business activity, the per unit
cost of land as well as per unit on-site water, sewer and
road investments will decline proportionally.

(images — lot size vs. road length)

Map of current irregular City boundary [link to Map Gal-
lery]

THE 201 BouNDARY AND GROWTH TooOLS

Discussions have begun on whether it would be perm-
itable for sewer services to be extended in non-urban ar-
eas in response to public health issues. The root of these
discussions is addressing responsibility of service provision
and cost of services to annexed areas and not necessarily
the extent of the City Limits. Under the Persigo Agree-
ment, if new development is proposed, annexation to the
City is required. These areas are to develop with urban
densities and services will be provided by the City (unless
otherwise contracted). A new approach is to decouple the
annexation clause from sewer service and revise the Per-
sigo Agreement and then apply another tool as a trigger
for annexation.

Ideas for the new approach include:

3% The 201 Boundary may extend beyond the Urban
Growth Boundary (UGB) into rural areas within the
Comprehensive Plan Study Area.

Grand Junction Comprehensive Plan
V.2008.1
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3% Sewer is extended only for public health or safety
needs.

% Sewer service does not trigger annexation at the
time of development.

sk Any sewer service allowed outside of the UGB
would be an out of district customer that:

*  Pays 100% of infrastructure improvements

* Pays 100% of the maintenance costs for that
service

% Sewer service does not require urban land uses.
The Comprehensive Plan and Future Land Use Map
dictate land use.? All land uses except URR Overlay,
Rural and Agriculture would be considered urban
development.

The Persigo Boundary currently functions as the Urban
Growth Boundary (UGB) in the area except in the Clifton
Sanitation District boundary. In the new approach, a new
Grand Junction Urban Growth Boundary would be estab-
lished for areas intended for annexation if developed (ar-
eas designated with urban levels of development on the
Future Land Use Map). A second ‘General’ UGB may be
established for areas not required or expected to annex.

1 For example, if the Land Use Plan designation is for URR or
Rural, urban development will not be allowed without (1) a
plan amendment and (2) adjustment of the UGB to include
the area. If both are approved, new development would
require annexation for new development.

Grand Junction Comprehensive Plan
V.2008.1

To address services, an Urban Services Boundary (USB)
may be established. Within the USB, annexation to the

City of Grand Junction would be required for new develop-
ment.

The USB may or may not be the same as the UGB but ad-

ditional criteria would be established to determine who

provides urban services. Ideas include:

% a Memorandum of Understanding or Memorandum

of Agreement created between the City and County
to determine who provides what services

establishment of a threshold criterion on the num-
ber of households or square feet of non-residential
development within a given distance that is cur-
rently receiving GJ services

specified services to new developments located
more than a given distance from existing city limits
will be provided by Mesa County (if able) when the
annexation occurs.

Additional conversations and agreements between the

City and County would need to take place before a change

in policy can begin.

*

*

modifications to the Persigo Agreement

Intergovernmental Agreement between Mesa
County and City of Grand Junction (indicating loca-
tion of boundary and service provisions)

establishment of a Grand Junction UGB

establishment of an USB

6. A v
COMMUNITY

Back to Top of Topic
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GREATER HOUSING VARIETY FOR Ass LiFE STAGES, PRICE POINTS -

HousING FOR A DIVERSE ECONOMY AND DIVERSE COMMUNITY

INTRODUCTION To meet the goals for housing, the main streategies are:
Over the past decade, coinciding with population growth % range of housing CHAPTER CONTENTS
and despite increase in the number of housing units, # mix of densities and unit types 1. GOALS, OBJECTIVES AND POLI-
Grand Junction has seen an escalation of housing prices. CIES
Finding adequate housing at a manageable cost was a top % public and private cooperation SO
concern from Comprehensive Plan stakeholders across the % land banking . ' .
board, regardless of special interests or background. Cost Variety of Price Points
of housing impacts the ability of employees to remain in % draw upon 'f°°|5 and best pra.ctuces (reference Rising Housing Costs
or relocate to the region. With growth comes new pres- tools) used in other communities , .
R ! ; : Lack of Housing Choices
sures to make sure that housing is available that is consis- # implement the “finer grained” conclusions of re-

tent with local wages. A Variety of Choices

cently completed housing plans
3. COMPREHENSIVE PLAN

RECOMMENDATIONS

RANGE OF HOUSING
Mix of Densities and Types
Public and Private Cooperation
Land Banking
Reference Tools

Implementation

4. HOUSING VARIETY ACTIONS

Grand Junction Comprehensive Plan
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Housing GoALs

HousiNG OBJECTIVES:
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Px.x:
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OVERVIEW?: HOUSING VARIETY

In 2000, Grand Junction had approximately 20,000 hous-
ing units 1. Between 2000 and 2006, Grand Junction hous-
ing units increased by 28 percent, which amounts to 4.1
percent per year. These figures document that the Grand
Junction region outpaced the state in the rate of growth
(2.7% per year) over the past several years.

Over the past decade, coinciding with population growth
and despite an increase in the number of housing units,
Grand Junction has seen an escalation of housing prices.
As of 2000, housing prices in Grand Junction were similar
to Colorado Springs and Pueblo. By 2007, Grand Junc-
tion home prices were higher on average than their Front
Range counterparts by a wide margin 2.

Finding adequate housing at a manageable cost was a top
concern from Comprehensive Plan stakeholders across
the board, regardless of special interests or background.
Representatives from St. Mary’s Hospital, Mesa State Col-
lege, the School District, City of Grand Junction and Mesa
County (to name a few) all commented that the cost of
housing was impacting the ability of employees to remain
in or relocate to the region.

1 Source: Colorado Department of Local Affairs

2 According to the housing price index calculated by the Office
of Federal Housing Enterprise Oversight, which is useful in
comparing housing affordability across regions or within one
region over time.

A VARIETY OF PRICE POINTS FOR THE
FuLL SPECTRUM OF INCOMES IN A Di-
VERSE EcoNOMY

As Grand Junction moves into the future, we must re-
member to provide housing for the entire workforce to
ensure these job positions that support our economy can
be filled. Having a multi-faceted economy and being a
regional center, we have a spectrum of jobs: commercial,
retail, hospital, education, agriculture, financial offices,
etc. as well as tourism-related services. This results in a
spectrum of incomes that need housing. We expect that
job growth will occur throughout all income categories,
and housing demand will grow not just in the high income
categories but also for service workers, retirees and stu-
dents.

With growth comes new pressures to make sure that
housing consistent with local wages is available. To deal

HousiNGg PRrIcE INDEX IMAGE

Figure 3.x:

GuIDING PRINCIPLES

6. A Lviur
COMMUNITY

+. GRAND 5. BAIANCED
TRANSPORTATION

with local housing issues, public and private cooperative
efforts will need to increase, the role of existing agencies
will need to expand, and new organizations will likely be
created to deal with encouraging and monitoring local
housing programs.

“Affordable housing” in Grand Junction is generally de-
fined as:

A housing payment (rent or mortgage) that does not
exceed 30% of a household’s gross monthly income
(excluding utilities), for a home that is of a sufficient
size to meet the needs of the household.

This definition applies to households across a wide range
of incomes, indicating that affordable housing issues can
impact residents at the low end of the income spectrum,
as well as at higher incomes?®.

Incomes are defined in terms of the area median in-
come (AMI). For the Grand Junction area®, the AMI was
$55,000 in 2008°. As a ‘median’ this indicates that 50%
of 4-person households make more than $55,000 and
50% make less. Typically, the AMI income guidelines are

3 The term “affordable housing” is not synonymous with
“low-income housing,” a term that is sometimes used
to describe many federal programs where housing

costs that exceed 30% of gross income are subsidized.
4 Metropolitan Statistical Area (MSA)
® Asdetermined by the US Department of Housing and Urban
Development for a 4-person household

Grand Junction Comprehensive Plan
V.2008.1
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used to establish targets for different housing efforts (in-
cluding local, State and federal programs). For example,
one program may focus on families earning 40 to 80% of
AMI whereas another may focus on those earning 100%
to 120% of AMI.

RisiNG HousiNG CosTS VERSUS INCOME

In recent years the cost of housing in Grand Junction has
significantly outpaced household incomes, causing an
increased affordability gap. For example, over the past
five years while the area median income increased by
21%, the median single family home sale price increased
by about 73%, and the median price for all residential
units increased about 50%. [table or chart?] This trend

is not unique to Grand Junction; in fact, it is present in
many Colorado communities where a high quality of life,
coupled with rapid growth, is driving housing costs higher.

In the past, western Colorado has experienced a number
of boom/bust cycles. Even through the ‘bust’ cycles, hous-
ing costs have not reduced more than incomes, and often
less. Therefore, if incomes continue to lag behind housing
costs, and affordable housing is not available in Grand
Junction, a growing percentage of the working families

in our community will invariably be forced to commute
greater and greater distances from less expensive hous-
ing in outlying communities. Increased commuting will
have significant impacts on traffic congestion, air quality,
economic benefits and worker satisfaction.

Grand Junction Comprehensive Plan
V.2008.1
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Given that Grand Junction’s retail and service job base is
heavily dependent on middle and modest income work-
ers, how the community addresses housing will affect
other aspects of our quality of life.

Lack oF HousING CHOICES

The affordable housing problem in Grand Junction is com-
pounded by the lack of diversity in the local housing stock.
[table or chart?] The vast majority of the housing units in
Grand Junction today are detached single-family homes.
This low density development pattern increases the cost
of housing. There are relatively few apartment units (com-
pared to many other communities) [table or chart?] and
the overall density of residential development in Grand
Junction is also low. Having a limited product creates a
problem for our community to meet its goal of providing
housing for all income levels. The Comprehensive Plan en-
courages a broader range of housing in locations dispersed
throughout the Valley.

VARIETY OF CHOICES FOR LIFE STAGES IN
A DIVERSE COMMUNITY

Over and above affordability issues, Grand Junction also
lacks housing products to meet the full range of needs of
changing demographics. Our community is made up of
many generations, many backgrounds and many varying
interests.
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With the variety of people in our valley, it is not surprising
that no one housing type (single family residential units)
provides everyone with the housing fit for their life stage,
and it is imperative that we look to diversify the available
housing choices in the future.

As individuals and families move through life, their hous-
ing needs change. Grand Junction has become well estab-
lished as an attractive community for older households.
Demographic data suggests that a large share of Grand
Junction residents will be retiring in the next decade and
the city will likely continue to enjoy an influx of retirees
from elsewhere. In other parts of the county, retiring
Baby Boomers have shown an interest in alternative forms
of housing and more “urban” living patterns where hous-
ing upkeep does not require large amounts of time.

As energy becomes more expensive, transportation costs
rise, and demographics change, the private market is
starting to move toward smaller homes, infill and compact
development that allows reduced commute times. Many
of our development regulations are based on low density,
suburban growth and in some cases discourage these new
types of development. Under these circumstances, provid-
ing opportunity for a variety of housing types (including
higher density units) is simply sound planning in preparing
to accommodate market pressure.

A broader range of housing choices will help Grand Junc-
tion stay competitive in the region and nation as an attrac-
tive place for people of all ages to locate and live.
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IWHAT THE COMPREHENSIVE PLAN RECOMMENDS: HOUSING VARIETY

In Grand Junction, existing housing programs have typi-
cally targeted renter households making 50% or less of
AMI. Based on housing data evaluations, households

with incomes greater than 120% of AMI are identified as
generally not needing assistance in Grand Junction. The
portion of the community that does not have assistance
now but is increasingly becoming unable to afford housing
in Grand Junction are those with incomes between 50 and
120% of AMI. The Comprehensive Plan targets this group
in its housing policy efforts. It is recommended that an
expanded role for the Grand Junction Housing Authority
or similar organization be considered in order to deal with
existing and anticipated housing affordability issues.

In addition to expanding the range of households that
receive housing assistance of various types, the Compre-
hensive Plan has also identified the need to encourage
more diverse housing products.

The Comprehensive Plan adds additional residential land
use types to respond to the magnitude and housing pref-
erences of the regional growth anticipated. As we imple-
ment the Comprehensive Plan, our residential land use
will become more diverse, having more variety in types
of rental and for sale housing. Some housing options

will be at higher densities and have different land use
patterns from those that exist today — particularly in the
Downtown and Village Centers areas where a “mixed use”
development pattern makes more efficient use of land
and thereby reduces housing costs. The Plan also provides

direction for distributing growth to bring shopping and
residential uses closer to where people live. As a result,
the plan will encourage new, and infill residential develop-
ment where we anticipate that it will serve the long term
needs of the community.

RANGE oF HousING

The wider range of housing types and price levels needed
by the full spectrum of Grand Junction’s residents is ad-
dressed by the land use pattern and densities proposed
in the Comprehensive Plan. In addition to the traditional
single-family homes, which will continue to be provided,
additional housing choices for Grand Junction will also
include:

3% small lot single family homes, with a range of floor
areas on a mix of lot sizes

duplexes
town homes

condominiums

* % k¥

apartments with a range of unit sizes, designed for
retirees as well as students and less affluent house-
holds

% accessory dwelling units (residential units above a
garage)

Density is typically calculated in terms of “dwelling units
per acre” —the more units per acre, the higher the den-
sity. For example, for single family homes the larger the
lot, the lower the density.

Mix oF DENsSITIES AND UNIT TYPES

In the past, most developments in Grand Junction have
been comprised of a single density and a single house
type (such as single family). The Comprehensive Plan en-
courages new residential neighborhoods that will contain
a mix of densities and unit types — to provide the vitality,
variety, and sense of community that currently exists in
older parts of Grand Junction. Providing a mix of unit
types within each development distributes the various
unit types throughout a neighborhood and community,
which means a variety of family types and incomes can
live within proximity of schools, churches, convenience
centers, and other facilities and amenities. It also avoids
creating ‘enclaves’ of just one type. A variety of housing
options in a development also has the benefit of allowing
families and individuals in different life stages (young fami-
lies, empty-nesters, retirees) to co-exist in neighborhoods.
It also permits residents that have established long-term
ties to a neighborhood to move to a larger or smaller
home without having to move to another neighborhood.

Grand Junction Comprehensive Plan
V.2008.1
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WHAT THE COMPREHENSIVE PLAN RECOMMENDS (CONT’D)

‘Feathering’ of Densities

As a mix of housing types are provided and density in-
creases in areas, it is important to avoid abrupt differences
in densities and compatible land uses. A gradual transi-
tion of residential densities and home types of “feathering
of densities” should be applied. [add pictures for clarity]
For example, if an existing property has been developed at
3 units per acre and a new adjacent development is grant-
ed a density of 8 units per acre, the new development
should place along the common property line lot sizes that
are no more than 4 to 5 units per acre. If the new develop-
ment has a lower average density it could place slightly
higher densities along the lot line that more closely match
existing development. Creating high density lots immedi-
ately adjacent to very low density lots should be avoided.
When large density “jumps” cannot be avoided, they
should be mitigated by buffer transitions such as increased
setbacks between the uses, gradual changes in building
mass, and significant landscape planting. The residential
uses adjacent to commercial, industrial, or business uses
should generally be designated as medium or higher den-
sities. [SketchUP illustration of feathering of densities see
pub mtg #6 ppt]

Importance of Design

When developing mixed-density and higher density proj-
ects, design becomes an important aspect. The goal is to
build attractive and functional areas for our community;
places where residents feel safe, comfortable and enjoy
living. We also want to ensure that these more intense de-
velopments blend various density types and uses compat-

Grand Junction Comprehensive Plan
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ible with each other and with their surrounding neighbor-
hoods. This requires adherence to design principles that
are not necessarily the same as might apply in traditional
single-family developments—such as scaling small apart-
ment/condo units to blend comfortably with adjacent
single family homes and townhomes, mixing and matching
home types on lots that have the same depth, achieving
‘just enough’ variety, providing small plazas and sitting
areas, and avoiding too many driveways over sidewalks.

Infill Development

Infill development on vacant and underutilized land in
downtown, at higher densities, will significantly increase
housing affordable to workers. The Village and Neighbor-
hood Centers designated in the Comprehensive Plan offer
housing types that will be affordable to workers through
higher densities and housing-over-stores spaces. Being in
walkable centers that are near transit further impacts af-
fordability by lowering the total cost of living. Retention of
existing housing stock is also a means to retain an afford-
able product.

PuBLic AND PRIVATE COOPERATION

There is a role for both the public and private sectors in
the creation of the diverse housing stock, as envisioned.
The City and County should actively look for opportunities
to expand the capacity of both private and public entities
in Grand Junction to encourage the production of housing
at a variety of price points. This can be accomplished by:

% Better addressing home ownership opportunities
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There is presently no local agency in Grand Junction
that focuses on creating ownership opportunities.

The Comprehensive Plan anticipates that there will

be significant growth over time in middle income
households, of which a significant percentage will be
candidates for first time or “move up” housing. We will
actively evaluate this need and work toward creating
the organizational capacity to address the demand in
Grand Junction.

% Demonstration projects to demonstrate new solu-
tions to housing affordability

These situations are anticipated in the Village Centers
as well as in a variety of other locations throughout the
planning area. In these areas the City will consider a
range of tools, including potential financial assistance,
regulatory flexibility and education and marketing
assistance to encourage the success of new develop-
ments that meet community goals as expressed in the
Comprehensive Plan.

3% Create a different type of planning process for
larger “projects,” including a combination of more
incentives and regulatory oversight

There are a number of larger parcels (10 acres or
more) in areas subject to change, the development

of these could fulfill multiple goals of this Plan. To
encourage affordable housing in these areas, a new
and broader set of planning considerations will need to
be applied to these larger development parcels. These
planning standards are anticipated to provide more
flexibility to address mixed-uses and higher densities
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WHAT THE COMPREHENSIVE PLAN RECOMMENDS (CONT’D)

but with corresponding requirements that measures
will be employed to preserve the affordability of hous-
ing created through this program over time.

LAND BANKING

As opportunities present themselves, both the public
and public/private sector will strategically acquire land
for housing. The Comprehensive Plan can be used to
help identify locations where long-term opportunities for
affordable or a mixture of housing products will be ac-
ceptable to the public. This will allow assembling land to
further our long term goals and vision.

Draw uPON TooLs AND BEsT PRACTICES
UseDp IN OTHER COMMUNITIES

There are various tools and programs that are being used
elsewhere with success. These measures should be con-
sidered in Grand Junction. Furthermore, various housing-
related indicators* should be tracked over time. These
statistical measures will provide ongoing guidance to
Grand Junction decision makers regarding housing needs
and they can help to indicate the timing and appropriate-
ness of the various tools that have been identified as hav-
ing potential for the community.

1 For example, the number of houses listed/sold accessible to
various income categories

IMPLEMENT THE “FINER GRAINED” CON-
CLUSIONS OF RECENTLY COMPLETED
HOUSING PLANS

The Comprehensive Plan provides relatively broad goals
and objectives related to the direction of the community.
A second level of planning, more specific and focused, is
provided by the Housing Strategy (2008), the Strategic
Downtown Master Plan, and the Infill and Redevelopment
Strategy (2008). Other housing efforts are currently under-
way, such as a collaborative effort to develop a “housing

2

strategy” amongst the various agencies with housing
responsibilities. These other existing and on-going efforts
contain additional specific actions and recommendations
that will further the goals and objectives of the Compre-

hensive Plan.
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Colorado and Gunnison Rivers

INTRODUCTION around the country. Visitors to the region for business or

pleasure take advantage of the parks and trails provided Water Quality
The Grand Junction area is endowed with abundant public by the City. The recreation users from the region, and the Floodplains
land, beautiful vistas, and of course, two great rivers. Our added visitors from beyond the region actually exceed the .
natural setting, including the views and access to open resident users of our amenities, a fact that we need to izl Heseuices
lands, is one of our most valuable assets and one of the consider while we plan for our Grand Green System and Air Quality
reasons why many are attracted to the community. We related recreational opportunities. Public Lands

also have a variety of large and small parks, as well as the

beginning of a diverse trail system. We want to ensure The elements of the grand green system include: Natural Hazards

these elements are available to future generations. % natural environment 4. PARKS AND RECREATION

Grand Junction envisions a whole interconnected system % parks Park Type Descriptions

that links the region’s natural areas with a rich variety 5. PARKS AND RECREATION DIRECTIONS
of park types, via an extensive trail network: the “Grand * trails Park Needs

Green System.” The Grand Green System will help pro- R R G

mote a healthy lifestyle, allow for recreation and spiritual Partnering with the School District

recharge, and will help us to be more environmentally Other Park Initiatives
sustainable* as our community grows. VisioN

Park Impact Fees

As a regional center, Grand Junction draws visitors from The Most Livable Community West of the Rockies Locating New Parks
a broad regional area. They come not only to visit the

TRANSLATING THE VISION
National Monument and the Grand Mesa, but also to 2 [REEREATIEN] R elU S
take advantage of our local park system. Many residents What does livable mean for a gramd green system? 7. RECREATION FACILITIES DIRECTIONS
of Mesa County take advantage of Grand Junction’s park
g ¥ : 5 : : * A healthy lifestyle - recreation centers, trails, parks, 8. TRAILS
facilities and recreation programs. Grand Junction hosts
access to natural resources. Trail Types

numerous sporting events that bring in groups from

9. TRAILS DIRECTIONS

* Sustainability means that a system can be maintaine dindefinately with no (or very little) outside subsidy (financial, energy, etc.). Key Components of the Trail System
Environmental sustainability means conserving natural resources so that they maintain themselves naturally (plant and animal spe-

cies reproduce) while still accommodating growth. Trail System Guidelines
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GoALs, OBJECTIVES AND LOLICIES: GRAND (GREEN SYSTEM

GOALS

OBJECTIVES
Ox.x:
POLICIES:

Px.x: The City and County recommend avoiding land
exchanges that involve development of parcels
known to be high in selenium and salts and/or
strongly recommend employing the use of con-
servation easements which prohibit irrigation
and require that developers use Best Manage-
ment Practices which minimize salt and seleni-
um loading (especially in previously unirrigated
Mancos [link to soils map] soils).

Grand Junction Comprehensive Plan
V.2008.1
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Introduction  GOPs  Natural Environment

NATURAL ENVIRONMENT

The natural resources of the Grand Junction region in-
clude:

% the Colorado National Monument on the west end,
the Bookcliffs and Mt Garfield to the north and the
Grand Mesa to the east

sk open federal lands (Bureau of Land Management
and National Parks Service) nearly surrounding the
Grand Junction vicinity

3 the Colorado River, running from east to west, and
the Gunnison River flowing from the southeast,
that join in the heart of the City

sk atemperate climate that ensures residents time to
enjoy the natural environment

% clean air that allows these vistas to be clearly seen
on virtually a year round basis

To the casual observer it appears that Grand Junction

is virtually surrounded by vast amounts of open land.
However, much of the land that is currently open may be
subject to development in the future. The ownership pat-
tern in the Grand Junction area is a mixture of public and
private land. Map XX shows public vs. private ownership.
The irrigated agricultural land is in private ownership. As
development expands, the combination of low agricultural
productivity and conflicts with surrounding subdivisions
makes conversion to development an attractive option.

Nat. Environ. Parks Recreation

Parks and Recreation

Directions Directions Facilities

There are significant areas of un-irrigated land (dry foot-
hills) that are also in private ownership. These include

some of the land at the foot of Mount Garfield as well as
southeast of Highway 141. These private lands are also
eventual candidates for development.

The two buffer zones have been designated for low inten-
sity development (1 home per 5 acres) but a variety of
other, non-agricultural uses are allowed. Mesa County has
acquired conservation easements to permanently pre-
serve some private agricultural land in the buffer zones.

With the exception of the Colorado National Monument,
even public land may be subject to development under
certain conditions (land exchanges, mineral extraction,
roads). This presents both a challenge and an opportunity.
The challenge is to be sure that public land that the com-
munity wishes to remain open, should be so designated
on the Future Land Use Plan?. The opportunity is that land
exchanges could be used to achieve open space objec-
tives. For example, private land in scenic areas or on a
highly visible hillside could be traded for federal land in a
developable location, at no cost to the private land owner.

1 Public agencies are required to take local plans into account
prior to making land exchanges.
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DIRECTIONS OF THE COMPREHENSIVE PLAN: NATURAL ENVIRONMENT

THE COLORADO AND GUNNISON RIVERS

The Colorado and Gunnison River systems serve a vari-
ety of purposes, such as providing habitat for a variety

of plants and animals, supplying water for domestic and
irrigation purposes, transporting snowmelt and stormwa-
ter through the community, and providing a recreational
amenity for residents and visitors.

The Colorado River is the primary open space corridor
through Grand Junction. Access and preservation to the
river were among the highest priorities of public input.
The Comprehensive Plan places a high priority on increas-
ing access to, and views of, the river, through a continuous
trail system from buffer to buffer, co-existing with a mix of
public and private uses along the river (employment, com-
mercial, recreation). (see Trails below)

The City, County, State and other public agencies, as well
as private agencies/interests have devoted resources to
enhance and protect the rivers for many years'. [map of
public land along rivers] Prior to these efforts, the river
was largely inaccessible and aligned with industrial uses.

Current Efforts

The Colorado Riverfront Commission has been working
with the State and local communities to help conserve
the river corridors while increasing access via a trail route.

1 “Multi-disciplinary Approach to Waterfront Redevelopment
and Design [complete source]

Grand Junction Comprehensive Plan
V.2008.1

The goal is to create a trail system from Fruita to Palisade,
and even further in both directions as resources permit.
[map of public lands along the River]

The Tamarisk Coalition works with local, state and federal
agencies to reestablish native vegetation in the riparian
corridor and remove the Tamarisk and other invasive, non-
native plants. This unique project covers a 50 mile stretch
of the Colorado River from Palisade to the Colorado / Utah
state line.

WATER QUALITY

Two major water quality issues facing the Grand Junction

Colorado and Gunnison Rivers and associated tributar-

ies. These are issues that currently have significant fiscal
impacts on both public and private interests in the Grand
Valley. Without corrective measures these two issues
could result in even greater impacts and possibly the im-
position of federal restrictions on land use and irrigation
practices.

Salinity and Selenium

intensified with human-caused sources, is recognized
as a major problem in the Colorado River. Historically,
much of the salt load contribution is from human activi-

ties including irrigated agriculture?®. Although some salt is
contained in the water originally applied to crops, the salt
concentrates after the water dries up then is often washed
back into the river system. The high concentration then
negatively effects riparian ecosystems and causes down
river irrigation waters to have a higher salt concentration
to add to the cycle. Increases in salt levels on the soils
make growing crops more difficult. While industry and
other municipal uses add to the situation, conversion

of land from agriculture to urban development actually
decreases salt buildup?.

Selenium is a trace element widely found in the Mancos
shale soils [link to soils map] that underlie much of the
populated valleys of Western Colorado. Selenium is car-
ried to rivers and streams by excess irrigation water and
seepage from irrigation ditches and ponds passing through
the Mancos soils. Portions of the Gunnison and Colorado
Rivers and many of their tributaries exceed Colorado’s
water-quality standard for selenium. Selenium pollu-

tion has been shown to adversely affect reproduction in
sensitive and endangered fish species and other wildlife.
It has also been demonstrated that in selenium-rich areas,
associated salinity-loading causes extensive economic

2 “2005 Water Quality Standards for Salinity Colorado River
System”, Colorado River Basin Salinity Control Forum, 2005

3 “Estimating the Effects of Conversion of Agricultural Land to
Urban Land on Deep Percolation of Irrigation Water in the
Grand Valley, Western Colorado”, John W. Mayo, USGS Scien-
tific Investigations Report 2008-5086, http://pubs.usgs.gov/
sir/2008/5086
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DIRECTIONS OF THE COMPREHENSIVE PLAN: NATURAL ENVIRONMENT (cONT’D)

impacts to water users in the lower Colorado River basin.
These economic impacts, estimated by the U.S. Bureau

of Reclamation to exceed $300 million annually, include
reduced crop yields, limiting the types of crops that can be
grown, plumbing and appliance corrosion and high water
treatment costs.

As population growth occurs and pressure to develop
previously un-irrigated Mancos soils increases, dissolved
selenium and salts are likely to increase, unless measures
are taken to prevent further loadings. The need is for a
consistent, effective voluntary approach to reducing sele-
nium and salinity increases, thereby avoiding the potential
for additional State and/or Federal controls and regula-
tions.

Current Efforts

The major oversight of salinity buildup is through The
Colorado Basin Salinity Control Program. This cooperative
watershed effort between several federal agencies and
seven states, addresses salinity control and other water
quality issues for the Colorado River basin with non-point
management plans and limitations on point source dis-
charge (through the National Pollutant Discharge Elimina-
tion System). With the implementation of the program,
there is a low probability of exceeding the established
criteria.

Mesa County and the City of Grand Junction are inter-
ested in taking a role in ensuring the program is a success.
Selenium issues are being addressed by The Selenium
Task Force*. The Task Force is a cooperative consortium

4 Gunnison Basin & Grand Valley Selenium Task Force

of Western Colorado public and private stakeholders
whose mission is to evaluate, assess and actively address
elevated selenium issues while maintaining the area’s
economic viability, quality of life and agricultural heritage.
Over the past 10 years The Task Force and others have
worked together to create Best Management Practices
(BMP) for selenium reduction. Since the early 90’s, over
$270,000,000 has been spent in the Grand Valley and
lower Gunnison basin to reduce selenium and salt loading
to local rivers and streams.

FLOODPLAINS [MAP OF FLOODPLAINS]

When water levels exceed the capacity of the primary
channel, in natural terrain the river usually overflows its
banks and spills out onto a broad, shallow terrace (the
floodplain) which slows the water down. When flood-
plains are artificially restricted, such as by adding fill for
development or the construction of levees, the river is
not allowed to expand and slow down, which results in
greater water speeds, downstream flooding, and bank
erosion.

In addition to their natural flood storage function, flood-
plains provide valuable riparian wildlife habitat. Flood-
plains also offer the potential of linear open areas that

can be used for passive outdoor recreation and education.

Therefore, preserving floodplains serves many functions
including, protecting property and people from flood
hazard as well as preserving valuable riparian areas and
unique areas for passive recreation.
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VisuaAL RESOURCES

Scenic resources can be defined as areas of high visual
quality. The City of Grand Junction is surrounded by strik-
ing environmental features and uncommon scenic quality:
from open valleys and irrigated fields to unique and
memorable (mesa) landforms.

PRESERVING THE FooT OF MT. GARFIELD
[PHOTO OF MT. GARFIELD, INCLUDING
BASE |

The distinctive Mt. Garfield is the gateway to our commu-
nity. Its image is represented on many logos in the Grand
Junction area. A large portion of the land at the foot of
Mount Garfield is privately owned. Development of the
land around its base would mar the majesty of the eastern
gateway to the Grand Valley. The Comprehensive Plan
designates this private land for preservation. This could be
achieved through a land exchange with the BLM.

Preserving Views from Public Places

A strong interest was expressed in the Comprehensive
Plan public meetings to preserve the steep slopes and
ridgelines that form a backdrop to the community. These
views can best be preserved in the design of public places
(parks, plazas, boulevards) through careful placement of
buildings and landscape features. Similarly, private devel-
opments can be encouraged in the design review process
to capitalize on scenic vistas.

Grand Junction Comprehensive Plan
V.2008.1
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DIRECTIONS OF THE COMPREHENSIVE PLAN: NATURAL ENVIRONMENT (CONT’D)

AIR QUALITY

An increase in growth brings an increase in factors that
impact air quality: motorized vehicle emissions, blowing
dust from cleared land, smoke from chimneys, power
plants. In the Grand Junction area thermal inversions trap
air pollutants in the valley, to some degree, approximately
300 days per year and are most severe during winter
months.

Comprehensive Plan measures that will help mitigate the
air quality impacts of growth include:

% compact development patterns that reduce travel
distances

s mixed use centers that bring shopping closer to
residential areas and encourage walking for some
needs

s planning for transit

% expanding the trail system to encourage non-auto-
mobile travel

3 increasing connectivity to provide more efficient
travel routes through the city

PusLic LANDS

State and federal agencies manage a significant amount of
natural resource lands in the Grand Junction area. These
lands have environmental values, scenic values and values
as recreational outlets for our residents and visitors. The
City and County intend to continue their relations with re-

Grand Junction Comprehensive Plan
V.2008.1

gional State and Federal agencies to further regional goals
and address impacts of growth on our public lands.

U.S. Bureau of Land Mangement (BLM)

Concurrent with the Comprehensive Plan, the BLM is re-
evaluating its inventory. An opportunity exists for land ex-
changes with the BLM to place in public ownership lands
that are desired to remain open, and to place in private
ownership lands that are more appropriate for develop-
ment. Public land may also be acquired inexpensively for
parks and public uses through the Recreation and Public
Purposes mechanism. The BLM Urban Interface Plan is the
federal document that identifies land near Grand Junction
the BLM may consider for disposal or exchange.

The Comprehensive Plan designates potential uses for
federal lands in the vicinity of Grand Junction. The City
and County should use (and/or amend) these designations
in providing input to the updates of the BLM’s Resource
Management Plan as well as its Urban Interface Plan.

Colorado National Monument

Local residents are estimated to be half of the 750,000
visitors per year seen by the Park Service. Growth in the
region has impacted the Monument both operatively and
environmentally (increased trail use, traffic, improper
behavior) for the area is not intended to be an urban park.
This is compounded by limited funding. The Comprehen-
sive Plan does locate lower densities at the interface of
the Monument and the planning area.
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State Parks

Colorado State Parks has been working to conserve the
Colorado River Corridor. The State owns approximately
1,100 acres along the section between Garfield County
and the Utah state line. The overriding objective for this
corridor is to balance habitat needs with trail and passive
recreation opportunities. There are in-holdings (un-
acquired parcels) that create gaps in the system. The City,
County, and State Parks will need to continue to partner
together to realize the grand green system.

U. S. Fish and Wildlife Service (USFWS) and
Colorado Division of Wildlife (CDOW)

The USFWS and CDOW have a vested interest in the Colo-
rado and Gunnison River corridors. They share the goal of
protecting as much of the river habitats as possible, since
the Colorado and Gunnison Rivers are critical habitat for
migratory birds and threatened and endangered fish. Any
activity that can impact the species could be a violation of
the Endangered Species Act.

NATURAL HAZARDS

Drainage

Drainage for the region is largely managed by the Grand
Junction Drainage District. Maintenance of both natu-
ral and man-made drainage systems are important not
only to reduce flooding but also to minimize erosion. In
addition, several waterways and drainage basins provide
significant wildlife habitat and movement corridors.
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DIRECTIONS OF THE COMPREHENSIVE PLAN: NATURAL ENVIRONMENT (cONT’D)

over 30% [link to slope map] to be left in a natural condi-
tion and/or carefully mitigated.

Although the average annual precipitation for the Grand
Junction vicinity is only about 9 inches, these relatively dry
conditions can compound the drainage problem. First,
since large storms are infrequent in the region, drainage
issues are often overlooked. Secondly, this arid condition
limits the vegetation growth within the natural drainage
basins, and consequently, there is little cover to absorb
and infiltrate runoff when heavy rainfall does occur, which
then leads to flash flooding and rapid runoff.

Generally up to a 20-year flooding event can be handled
with today’s system. However, major drainage issues exist
in the Redlands area: Monument Canyon, Ute Canyon.
Natural storage does not exist in these areas and deten-
tion on the National Monument lands is not an option.

Steep Slopes

Steep slopes present a number of difficult problems when
subject to development: rock fall, scarring, slope failure,
erosion / storm water control and traffic access. In ad-
dition to these public safety concerns, development on
steep slopes also creates a significant negative impact to
the important visual character that defines the communi-
ty. The most prevalent geologic and slope hazards related
to development are slopes in excess of 30%. These areas
are prone to rock falls and active landslides and require
detailed geotechnical investigation prior to development.
Steep slopes along the Colorado River have a demonstrat-
ed history of instability. A dramatic example is the reloca-
tion of several houses on Orchard Mesa to avoid falling
into the river.

The Comprehensive Plan generally designates slopes of
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LFARKS AND RECREATION

OVERVIEW

Parks and recreation facilities are important aspects of

a “livable” community. They provide opportunities for
relaxation, stress relief, socializing, exercise, and skills
improvement. They also provide open areas as relief from
development, and add shade and color to the appearance
of the City. Less obvious, but no less important, parks and
recreation are important economic development tools

for a community. A quality park and recreation system

can help attract both businesses and workers to Grand
Junction. Recreation facilities also can be a source of rev-
enue—for example, Grand Junction has athletic fields and
facilities to support regional and national tournaments like
the Junior College (Juco) Baseball World Series that gener-
ate sales taxes from players and spectators.

The Grand Junction Parks Department provides parks, rec-
reation facilities and numerous activities to the commu-
nity. The City has a total of approximately 1,200 acres of
parkland including a golf course, regional parks, neighbor-
hood parks and a cemetery. The Department maintains
49 developed and 5 undeveloped City parks and multiple
“urban open spaces” (medians, parkways, etc.). The
department is also responsible for various special projects
and a number of special use facilities.

The County owns a regional park site in Whitewater area
adjacent to the Gunnison River. The County’s goal is to
create a 120-acre regional park in the area.

Grand Junction Comprehensive Plan
V.2008.1
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(Parks and rec matrix — from web)

PArRkS DESCRIBED BY TYPES

The City currently has approximately 670 acres of parkland
(not counting golf courses and other recreation uses) of
which approximately 250 acres are developed. The city’s
parkland is divided between several park types [link to
Park Type descriptions]:

GuiDING PRINCIPLES

Recreation

5. BAIANCED
TRANSPORTATION

6. A Uviue
COMMUNITY

Trails
Direction

Rec Facilities

. : Trails
Directions

PARK TyYPE DESCRIPTIONS

[these could be in a separate location, with photo ex-
amples]

Mini Parks

Mini parks (including plazas), which are normally less than
1 acre in size, serve a specific and important purpose in
“centers” and more urbanized areas where larger parks
cannot be built due to land constraints. Mini parks can
include playgrounds for young children, small turf areas,
sitting areas (even tables for board games), interactive
fountains and floral displays.

Table x.x:
: ; Total Acres
Park Type | Size Range | Service Area Examples
Developed | Undeveloped
E ; Darla Jean
Mini i 1/;1_m|le 9 ac. 0ac.
e o Cottonwood Meadows
Columbine
Nelghbor SR 1/2'm|Ie Duck Pond 130 ac. 42 ac.
hood acres radius
Westlake
Community A : m.lle Lincoln Saccomano 66 ac. 130 ac.
acres radius
; Canyon View
Regional 100+ acres o mlle 82 ac. 250 ac.
radius Matchett
Approximate Total 252 ac. 420 ac.
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PARKS AND RECREATION (coNnT’D)

Neighborhood Parks

Neighborhood parks are generally the most used park fa-
cilities in a city. They should typically be located central to
a neighborhood, away from busy streets and adjacent to
an elementary school whenever possible. Neighborhood
parks are walk-to facilities and do not need parking but
should be accessible via sidewalks and/or paths. Neigh-
borhood parks are not generally intended or designed for
intensive adult sports programs (baseball, softball, soc-
cer), although open turf areas can be provided for youth
soccer and informal play.

Community Parks

Ranging from 25 to 100 acres, community parks typically
contain active sports facilities such as lighted ball fields
and extensive parking facilities but also can incorporate
natural features such as water bodies, rivers, and views.
Community parks are typically drive-to facilities with a
larger service radius of 1-mile but should have pedestrian
and trail access. Since active sports facilities attract large
numbers of people that result in increased noise, conges-
tion, lights and vehicular traffic, it is important for them to
be buffered from adjacent residential areas. Community
parks typically serve multiple neighborhoods and act as
Neighborhood parks.

Regional/Quadrant Parks

Regional parks, usually more than 100 acres in size,
provide the widest variety of uses—including numerous
formal sports facilities, picnic areas, as well as natural
open and recreation trails. The location of regional parks
should be heavily influenced by the presence of natural at-
tractions such as water bodies, rivers, wetland areas, and
views. These parks require the highest degree of advance
planning due to the acreage required. Regional parks are
designated for the major quadrants of GJ (Northwest =
Canyon View, North central = Matchett Park, Central = Las
Colonias), thus the term “quadrant” parks.

Special Use Areas and Facilities

Special use areas and facilities focus on a major activity.
Although usually stand-alone facilities, they are important
to the entire park system. They include facilities such as:
golf courses, miniature golf, nature centers, amphithe-
aters, and skate parks. They can also include cemeteries.
Special use facilities have no specific service area.

Urban Open Space

“Urban” open lands include landscaped street medians,
parkways, greenbelts within developed areas and neigh-
borhoods, and drainage/ditch easements. Although they

I»

do not meet the definition of “natural” open space, they

provide important relief from the urban environment.
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PARK NEEDS

Parks are a key to the grand green system. The Grand
Junction Parks Master Plan identifies both current and
future city-wide parks and recreation needs. The most
recent Parks Master Plan was last updated in 2001. Below,
the Comprehensive Plan provides a basic update to the
2001 plan, including a revised map to aid in development
review. However, the Comprehensive Plan cannot go into
the same depth of analysis as a parks-specific master plan.

Levels of Service

A level-of-service (LOS) is a ratio of some measurement re-
lated to population. With regard to parks, Grand Junction
LOS’s are usually acres of parks per thousand population.
For recreation facilities an example is “3 baseball fields per
thousand population.” LOS allow a community to measure
progress in meeting goals (or maintaining standards) and
to allow comparison between communities.

The 2001 Parks Master Plan identified the following levels-
of-service! for developed parkland of the various types:

% Mini parks .20

% Neighborhood parks 3.00

1 Note that a park can serve more than one purpose. For
example, a Community park also serves as a Neighborhood
park for the residents immediately surrounding the park.
Thus, the levels-of service reflect this dual nature of some
parks.

Grand Junction Comprehensive Plan
V.2008.1

% Community parks 1.00

3% Regional parks .90

Maintaining LOS Standards

Comparing the existing park acreages, by type, to the
current and projected City population estimates (approxi-
mately 100,000 in 2008, and approximately 204,000 by
2035) yields the following park needs to maintain current
levels-of-service: (the amount of undeveloped parkland in
each category is noted).

Thus, to maintain the 2001 standard, by the time we
achieve a population of 204,000 (2035), the City will need
to acquire approximately 440 additional acres of Neigh-
borhood parks and only 8 acres of community parks. No
additional acres of regional parks need to be acquired

to meet the standard (we will still have a surplus of 152
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acres), however there are additional quadrant park loca-
tions identified in the Parks Plan that need to be reserved
for the future.

Over and above acquiring park land, to maintain the LOS
standards by 2035 we will need to construct approximate-
ly 480 acres of neighborhood parks, 140 acres of Commu-
nity parks, and 100 acres of Regional Parks. While this may
appear to be a significant challenge, it can be achieved if
we move forward with the park dedication policies identi-
fied in the Comprehensive Plan.

PARTNERING WITH THE ScHoOOL DiISTRICT

The largest parks and recreation deficiency is in the Neigh-
borhood park category, especially in Pear Park, Orchard
Mesa, Redlands and Clifton. The City and School District

Table x.x:
o 2009 Acres 2035 Acres Hndoie’ Al hIEs
Park Type LOS Existing Acres acres needed by
Needed Needed :
available 2035
Mini 0.2 9 20 41 32
Neighborhood 3.0 130 300 612 42 440
Community 1.0 66 100 204 130 8
Regional 0.9 86 90 184 250 -152
2008 population 100
2035 population 204
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DIRECTIONS: PARKS (CONT’D)

have a partnership to provide recreation and parks to
the community - either with City facilities or on school
grounds. Maintenance of facilities is then shared.

There are approximately 175 acres of elementary and mid-
dle school turf areas that could be used to meet Neighbor-
hood park needs in existing underserved neighborhoods.
This may require making improvements to some proper-
ties to bring them up to Neighborhood park standards
(e.g. adding children’s play equipment that meets current
standards).

Wherever possible, new Neighborhood and Community
parks are also recommended to be located near or in con-
junction with schools. As costs of land, construction, and
maintenance continue to grow, it will become more and
more important to combine resources to accomplish cost-
effective expansion of both recreation and educational op-
portunities, reduce (share) the cost of maintaining school
grounds and avoid duplication.

If the Park-School is developed in conjunction with a
“center”, the school could be located near other public
facilities. It is essential that areas and facilities be coop-
eratively planned for the safety and security of school
children as well as to avoid vandalism to school facilities.

OTHER PARK INITIATIVES

New park ideas in the Comprehensive Plan include:

Mountain Park: A large, mountain park is proposed
on the slopes of Grand Mesa to take advantage of the
City’s mountain side watershed lands.

Quadrant Parks: Regional parks are suggested to be
located in the four quadrants of the City.

Confluence Park: Planned decades ago, a park to be
located at the junction of the Colorado and Gunnison
Rivers. It has received strong continued support in the
Comprehensive Plan process.

Parks in Centers: At a more local level, many new
Community and Neighborhood parks will be needed to
serve future growth. The Comprehensive Plan envi-
sions parks located so that most residences will be
within a 5-minute walk of a park. Centers, including
the downtown, will have a high “livability quotient”
when served by numerous smaller parks, plazas, and
greenways.

As Grand Junction evolves toward higher density devel-
opment in some areas (see Parks in Centers below), it is
likely that the overall LOS for Neighborhood parks can,
and should, be reduced to reflect the higher level of usage
typical of urban parks.

PARK ImracT FEES

The City currently has a development impact fee of $225
per new dwelling unit and a park/open space dedica-

tion fee of 10% undeveloped land or equivalent monies

to assist the funding of park land acquisition, construc-
tion and maintenance. Some park development funding
also comes from sales tax and lottery monies. At a LOS of
3.0 acres per thousand population, the actual cost of a
developed neighborhood park is approximately $3,000 per
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new dwelling unit (approximate 2009 land and construc-
tion costs). This can be approximately attributed to 60%
construction cost and 40% land cost. In order for new
development to meet the LOS objectives above without
placing a burden on existing residents (growth paying its
own way), the combination of dedication requirements
and impact fees needs to be adjusted to more accurately
reflect actual land and park development costs.

LocAaTING NEW PARKS

The Parks Plan map portrays existing parks as well as ap-
proximate locations of proposed parks. It includes slight
modifications to the park locations identified in the 2001
Parks Master Plan. The locations of the proposed parks
are conceptual and somewhat flexible, but they gener-
ally reflect where parks will be required to support future
growth. The locations shown may need to be adjusted
(closer or further apart) to reflect actual development
densities in the surrounding neighborhoods.

When determining park sites, the Park Type Descriptions
above should be used as siting criteria. In already devel-
oped neighborhoods that do not meet LOS standards,
provide alternative recreation amenities, such as greens,
plazas, pocket parks, etc. Accept fee-in-lieu from devel-
opments that are too small to justify a whole park. Land
for parks may also be acquired from the Bureau of Land
Management (BLM) through the Recreation and Public
Purposes (R&PP) process.

Grand Junction Comprehensive Plan
V.2008.1
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OVERVIEW: RECREATON EACILITIES

Major recreation facilities provided by the Grand Junction shelter, hard surface basketball/play courts, 2 play-
Parks and Recreation Department include: grounds)
% CeoIe Dot At bR % West Middle School Basketball/Volleyball Facility (2

sand volleyball courts and basketball courts)
# Lincoln Park (Moyer) Pool and Waterslide, and the

Orchard Mesa Community Center Pool

% Bookcliff Activity Center? (fitness and wellness;
enrichment, after school, athletics, drop in, family,
and early childhood activities)

% Tiara Rado and Lincoln Park golf courses

# Ralph Stocker Memorial Stadium (including football
field, baseball fields and track?)

3% Canyon View Park (4 lighted softball fields, 12
soccer/multipurpose fields, 1 professional-quality
baseball field, trails and general use open space,

6 tennis courts, 3 picnic shelters, 2 playgrounds, 1
inline roller hockey rink, 2 lighted basketball courts,
2 lighted sand volleyball courts)

3% Columbine Park (2 lighted softball fields, 2 sand vol-
leyball courts, 1 hard surface basketball court, and
playground)

# Kronkright Park® (2-field softball complex, picnic

1 10,000 square-foot facility next to the new Bookcliff Middle
School (created in partnership with School District 51)

2 Used jointly by four high schools and Mesa State College

3 Joint facility with Pomona School

Grand Junction Comprehensive Plan
V.2008.1
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The City has not adopted level of service standards for
indoor recreation, which should be done in an update of
the Parks (and Recreation) Master Plan. However, based
on current levels of service and a comparison with other
cities, to achieve the goal of livability additional needs to
be considered include:

% additional swimming pools —including 1 outdoor
events center

enlarged senior center

* ¥k

gym space for: indoor soccer, roller hockey, basket-
ball.

multi-purpose and meeting space
administration offices

aquatics for both fitness and leisure

SR e ST

general fitness space, (i.e. cardiovascular machines
and weights)

Many of these facilites could be accommodated in a full
service recreation center—which has become a popular
facility in many communities in Colorado.

To maximize cost-effectiveness, City recreation facilities

should be developed through expanded partnerships be-
tween the City, the County, the School District, non-profit
organizations, private sector businesses and citizen sports
groups. A new community recreation center would be an

Nat. Environ. Parks Recreation

Parks and Recreation

Directions Directions Facilities

ideal facility to be developed in this manner.

CouNTY RECREATION

The Clifton Master Plan process identified the need for
more recreation opportunities, such as swimming, fishing,
walking, horseshoes, baseball, basketball, soccer, cards,
games, pool, river access, and exercise classes. As the
Whitewater area developes, it too will require recreation
facilities.

Potential avenues for providing recreation activities in
Mesa County exist:

3% in cooperation with public schools

% through a local metropolitan or public improve-
ment district

3% through contract with the City of Grand Junction
Parks department

% formation of a regional recreation district (which
could include the City)
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OVERVIEIV: TRAILS

Grand Junction envisions a trail running the length of the
Colorado River from beyond Palisade to west of Fruita.
Combined efforts come from Colorado State Parks and
local groups like Urban Trails, the group that advised the
City and County on the existing Urban Trails Plan.

Trails address two aspects of livability: ‘a healthy lifestyle’
and ‘multiple ways and modes to get around town.” The
Grand Junction area is already known for its bicycling op-
portunities — especially soft surface trails as trails typically
function more as a recreational feature. However, trails
also can become an integral part of the transportation sys-
tem and can provide a healthy, convenient mode of travel.

Existing and proposed trails are shown on the Trails Plan.
This is a simplified version of the more detailed Urban
Trails Master Plan, which should be updated. Except for
the riverfront trail, trail construction has been a low prior-
ity for the City in recent years. The trail system is usually
expanded only when new development creates a trail or
dedicaes an easement for future construction.

TrAIL TYPES

Off-street trails are multi-purpose trails that are intended
to provide recreational and commuting opportunities for a
variety of user types: bicycles, joggers, walkers and in-line
skaters. Off-street trails are normally the most desirable
trails because they allow for uninterrupted movement
through the City and protect users from vehicular traffic

Grand Junction Comprehensive Plan
V.2008.1
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hazards. These trails generally have both hard and soft-

surface components to allow for multiple uses.

On-street bicycle lanes provide transportation corridors
for bicycle commuters and serious cyclists. On-street lanes
tend to be less desirable for children and casual riders. A
grid of on-street bicycle lanes will provide an integral part
of the multi-modal transportation system in Grand Junc-
tion.

Bicycle routes are local roadways that have low, and slow
traffic volumes that are safe bicycle routes. They are
usually signed but not striped. A system of these streets
could supplement the on-street bicycle lane and off-street
trail system.

Back-country trails are soft surface trails, usually found
on public lands surrounding the City. They may be used
by pedestrians, mountain bikers, equestrians, and where
designated, by motorized vehicles.
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DIRECTIONS OF THE COMPREHENSIVE PLAN: TRAILS

The City of Grand Junction and Mesa County have ad-
opted an Urban Trails Master Plan that defines the type
and locations of non-motorized transportation corridors in
the Grand Junction urban area, as well as on-street bicycle
and pedestrian facilities. However, the plan should be
expanded to provide more direction, priorities, policies
and implementation strategies.

It is recommended that Grand Junction and Mesa County
work toward developing a primary network of off-street
multi-use pathways, complemented by on-street bike
lanes where an off-street trail is not possible, to provide
pedestrian and bicycle connections throughout the com-
munity. The trails should be sited to take advantage of
greenways, waterways, and natural features. Multiple use
trails are the preferred type of trail for cost/benefit.

KeEy COMPONENTS OF THE TRAIL SYSTEM

Trails along drainageways. Drainageways generally orient
in a northeast/southwest direction as they drain toward
the Colorado River. Trails can be located within some

of the broad drainageways, and may have to be aligned
along the edge of narrower drainageways.

Canal Trails

Canals are part of the secondary water system of the val-
ley and generally run along contour lines in a northwest/
southeast alignment, following the terrain of the valley.

Only certain segments of canals are needed to make es-
sential trail system connections. These canals are owned
by irrigation companies, and are located in easements
across private land. Cooperation with the irrigation com-
panies is necessary to assure their ability to maintain the
canals. Permission from the underlying land owner will
also be necessary, which may include fencing to minimize
public impacts on adjacent parcels.

The combination of drainage way trails that run northeast
to southwest direction, and canal trails that run somewhat
perpendicularly in a northwest to southeast direction,
creates a slightly rectangular grid separate from the grid
of the street system. With the addition of the River Trail,
other trails connecting developments to parks and major
recreation facilities, bike lanes and bike routes, a grand
green trail system can be realized.

Trail System Challenges

%  Fair compensation of land owners and a release of
liability

%  Avoiding compromise of canal maintenance and

functionality

%  Avoid conflict between maintenance vehicles and
trail users through the design of trails, or regulate
their use

Recreation
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The use of on-street bike lanes may be necessary

where neighborhoods are largely built out and

where the railroad or highways create barriers

TRAIL SYSTEM GUIDELINES

1. New pathways should be paved 10 feet wide with

4.

additional width in soft surface for jogging.

Grade-separated trail crossings under or over

roadways should occur wherever possible. Where

not possible, safety-enhanced at-grade roadway

crossings should be used.

only where they are detached from the curb (w

. Off-street trails should be allowed along roadways

itha

planting strip) and where a separated alignment is

not possible.

Where a path crosses a major roadway, the path

alignment should follow one of two approaches as

dictated by local conditions:

* Direct the path to a midblock location with

ap-

propriate mid-block street crossing striping and

signage.

* If a mid-block crossing cannot be achieved,

bring the path to a corner crosswalk to make

sure that automobile drivers can see the path

users in an expected condition.

Grand Junction Comprehensive Plan
V.2008.1
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*

If there is a multi-use path, a separate sidewalk
along the edge of the roadway is not required.
However, there should be sidewalk connections
from the pathway to any pedestrian crossing.

All new arterial and collector roadways con-
structed should include on-street bicycle lanes,
even if there is a parallel off-street trail in the
same corridor. This will insure that there are
appropriate facilities for bicyclists of all skill lev-
els and help provide multi-modal opportunity
in major roadway corridors.

Grand Junction Comprehensive Plan
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Acons. GRAND GGREEN SYSTEM

Ax.x: The City and County, along with other
regional entities such as Town of Pali-
sade, a land trust or open space organi-
zation, coordinate the acquisition of the
properties into public ownership with
a conservation easement to keep it as
open space. One option might be a land
trade with the BLM.

Grand Junction Comprehensive Plan
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A BArANCED, CONNECTED TRANSPORTATION SYSTEM
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CHAPTER CONTENTS

1. GoOALS, OBJECTIVES, AND POLI-
CIES

2. OVERVIEW
Lack of Alternative Routes
Imbalance of Land Uses

3. DIRECTIONS OF COMPREHEN-
SIVE PLAN

Increase Connectivity

Become more Transit-Friendly

Bus Rapid Transit and Commuter
Vision: Rail

“The Most Livable Community West of the Rockies” Balanced Land Uses

Balanced Travel Choices

Rail and Air

Translating the Vision:

What does liveable mean for Balanced Transportation?
4. TRANSPORTATION AGENCIES

M Convenient, easy access and circulation — transportation with a minimum of

Regional Agencies
congestion, multiple ways and modes to get around town, good way finding and orientation g g

signage, good roads, trails, transit and air routes. Local Agencies

5. TRANSPORTATION ACTIONS
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QOALS/ OBIECTIVES AND PoLICIES: BALANCED TRANSPORIATION

GOAL
OBJECTIVES:
Ox.x:
POLICIES:
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OVERVIEW: BALANCED TRANSPORTATION

The Grand Junction community envisions a convenient,
functional transportation network. However, today’s
reality is increasing traffic congestion, which is a signifi-
cant concern for the community. Two major elements are
contributing to the problem.

% lack of alternative ways to get around

% imbalance of land uses

LACK OF ALTERNATIVE WAYS TO GET
AROUND

Multiple travel routes provide greater mobility for driv-
ing, walking, and biking, and help reduce congestion. The
older areas of Grand Junction have a grid system of roads
that provides good user distribution and ease of naviga-
tion. The well-connected grid diffuses traffic over multiple
routes rather than concentrating traffic within several ma-
jor corridors. A grid makes navigation easier as well; When
there is more than one way to reach the destination, if an
incorrect turn is made, it can be corrected without retrac-
ing the drive.

However, over recent decades, street patterns in new
development have changed. The introduction of cul-de-
sacs limit the ways to get through a neighborhood, forcing
more traffic onto fewer, wider streets with higher speeds
(which in turn makes them less desirable for living, walk-
ing, and biking). This also often leads to longer trips, since

Grand Junction Comprehensive Plan
V.2008.1

there is seldom a direct route from one point to another.
This led to a strict hierarchical road system that funnels
traffic onto major roadways that must continually be

expanded to meet the traffic demands.

Figure 5.x: Road corridors are constrained by river and
rail crossings.
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Perhaps just as significant as the changing nature of our
road system are the physical constraints that limit where
roads can go, such as: the few crossings of the Colorado
River, valleys and escarpments too steep for roads, and
limited crossings of the railroad tracks. These physical con-
straints force traffic onto several major corridors, which
creates bottlenecks that will only increase as we grow in
population.

IMBALANCE OF LAND USES

Another major contributor to the region’s transportation
challenges is the pronounced distance between residential
and non-residential land uses. In the Grand Junction area,
the major employment centers and commercial areas
(such as the Mesa Mall and other large commercial areas)
are in the west and northwest sectors of the city and the
majority of residential areas are in the east and southeast
sectors. This results in frequent and long driving trips to
get from one end of town to another. Combined with

few cross-town travel options and lack of travel choices
as noted above, it becomes apparent why traffic conges-
tion is of increasing concern, particularly considering the
projected growth.

In 2006, the Mesa County Regional Transportation Plan-
ning Organization (RTPO), the regional traffic planning
partnership, modeled future traffic patterns for the region
based on current land use patterns and growth projec-
tions. It determined that if current trends were contin-
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ued, by 2035, sections of Highway 50 would have to be
widened to at least an 8-lane roadway to function at an
acceptable level of service! Several other roadways would
similarly have to be widened significantly to even partially
absorb projected traffic and increased congestion.
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DIRECTIONS OF THE COMPREHENSIVE PLAN: BALANCED TRANSPORIATION

INCREASE CONNECTIVITY

Connectivity means a street network with multiple travel
routes that diffuse traffic. Well-connected street networks
have been shown to reduce congestion, increase safety for
drivers and pedestrians, and promote walking, biking, and
transit use.

Connectivity does not mean building more and wider
roadways that harm neighborhoods. In fact, the opposite
is true. Connectivity specifically includes creating small-
scale, low-speed streets as part of a dense street grid
with small block lengths *. Such street networks maximize
efficient traffic flow and roadway capacity while increasing
safety by holding vehicle speeds to 35 mph or less (which
is actually also the most efficient speed to move traffic

on urban streets). Small block lengths encourage walking
and increase pedestrian safety. To maintain neighborhood
integrity, street connections are encouraged to be offset
to discourage cut-through. Increasing connectivity is less
costly, more cost-efficient, and less impactful than widen-
ing arterial roadways to six, eight, or even ten lanes.

Transportation in the Grand Junction area is under the
jurisdiction of multiple agencies, which must all cooperate
to achieve transportation goals.

% the City Utility and Street Systems

3% the County Road and Bridge Department

1 Ideally, block lengths should be between 330 and 530 feet.

Grand Junction Comprehensive Plan
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% the Regional Transportation Planning Organization
(RTPO)

% Grand Valley Transit
% Walker Field Airport Authority.
The strategy to increase connectivity is multi-pronged:

% Plan for the connection of key streets and road-
ways where discontinuities exist. [link to missing
links map?] The RTPO and Comprehensive Plan
review have identified areas of the community
where discontinuities exist. Completing the gaps in
streets and roadways will also allow improvements

to bicycle lanes and sidewalks. This does not mean
“retrofitting” existing neighborhoods with new

Figure 5.x:

street connections unless they have been identified
in the subdivision plan, the Grand Valley Circulation
Plan or other city street master plans.

% Plan for the future development of transportation

corridors in key areas. In future updates of the
Grand Valley Circulation Plan or any other transpor-
tation master plan, identify transportation corridors
(bus and rail). These corridors may require addition-
al street widths or a connecting bike or pedestrian
link.

3% Adopt street connectivity standards for new devel-

opment and redevelopment, including connecting
streets within subdivisions and adding connections
to external streets and adjacent development.
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% Finally, the region should identify and plan for
additional crossings of the Colorado River and of
the Railroad. Doing so will help alleviate the choke
points caused by the limited existing crossings,
particularly as growth continues to the east and
southeast. From a transportation perspective, po-
tential river crossings should be evaluated on their
ability to:

X relieve traffic on existing crossings

* minimize impacts to neighborhoods and sensi-
tive lands

X easily diffuse traffic onto multiple travel routes
at each end

BEcOME MORE TRANSIT-FRIENDLY

Because roadway investments alone will not solve the
Grand Junction region’s existing and future transportation
challenges, the role of transit will become increasingly im-
portant. Rising gas prices and the need to foster affordable
‘living’ (not just housing) to help employee recruitment

Table 5.x: Return on Transit Scenarios

and retention, are 2 other important factors in transit’s
importance in helping to meet the region’s future mobility
needs.

A recent Mesa County/RTPO report, “Economic Benefits
of Transit in the Grand Valley,” identified the following six
major benefits of Grand Valley Transit’s (GVT) public trans-
portation service to the region:

3% mobility and access
economic and financial benefits
energy and environmental benefits

safety and security

SR TR

social equity
% other intangible benefits

As the report summarized: “Public transportation fosters
more livable communities and encourages neighborhood
interaction. Transit-friendly communities also promote
more physical activity.”

GuiDING PRINCIPLES

. (}/Q?/V[)
(]P\EEA’S VSTEM

Scenario A

Current Operations

Scenario B Scenario C

Expanded Operations New Facilities

Investment $2.18 m/yr $4.2 m/yr S9m
Return for Each $1 Invested $2.80 $2.93 $3.51
Return for Each $1 Invested (incl. $5.06 $5.26 $7.39
Property Value)

Jobs Created 96 225 300

Source: Econcomic Benefits of Transit in the Grand Valley, GVT and Mesa County, 2008
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As a relatively young and small transit system, GVT’s
historical function has been to provide transit service to
those populations who most need it and have limited
mobility options. However, with route expansions, the
construction of a new central transfer facility, and other
improvements, the system is beginning to evolve into a
viable mobility option for all travelers.

The study evaluated the costs and benefits of various
scenarios related to the GVT and concluded that the eco-
nomic return to the community of transit investments as
summarized in following sections.

Bus Rarip TRANSIT AND COMMUTER
RaA1L

The Comprehensive Plan identifies the potential of a com-
muter corridor along I-70 B and Highway 50 in the core
area of town. This route could link Clifton/Fruitvale to the
downtown to the Mesa Mall area. [link to map of transit
corridor] Potentially the system could even be expanded
to Palisade and Fruita. This alignment links other com-
mercial areas such as North Avenue, the east end of Main
Street, and the west end of Ute Avenue. With future

infill and redevelopment in the core area of the city this
alignment could link a significant portion of the core area
population with key shopping and work destinations, and
reduce automobile use. Parking lots along the alignment
could allow suburban residents to leave their cars outside
the core downtown area.

The system could begin as regular bus service and evolve
into Bus Rapid Transit (BRT) [illustration]. In the long-term,

Grand Junction Comprehensive Plan
V.2008.1


http://www.mesacounty.us/rtpo/

TR LLING LAND 7. CONCENTRATED 2. SUSTAINABLE 3. Housing
HomepAge g 3 T ST A , 5
THE [7AN e CENTERS (]f\olﬁ// LATIERN Variery

DIRECTIONS OF THE COMPREHENSIVE PLAN (conT’D)

with cooperation by the Union Pacific Railroad, it could
even take advantage of a rail line along the north edge of
the railroad ROW to create a commuter rail line.

The strategies to become more transit friendly are:

% Increase local bus service in the core downtown
area, other commercial/employment centers, to
increase ridership, and set the stage for future
investments. Ensure that new and retrofitted road-
ways be built as “complete streets” that accommo-
date all travel modes — driving, transit, walking, and
biking. Future road improvements are to create
multi-modal streets (bicycle lanes, transit capacity
and function, sidewalks) rather than merely widen-
ing lanes or street width for automobiles and truck
traffic.

# Encourage infill and new development in areas that
already have transit service (such as the down-
town), and in areas that can be designed to support
transit service, such as new mixed-use centers and
transit-oriented development.

sk Modify the city and county development regula-
tions to allow transit facilities, connections, and
funding to be counted as acceptable traffic mitiga-
tion requirements in lieu of traditional measures
like road and intersection widening.

% Revise zoning and land development codes as
necessary to remove barriers and provide incen-
tives for development patterns that support transit,
walking, and biking.

Grand Junction Comprehensive Plan
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% Work with the Railroad and other stakeholders to
preserve the ROW and the ability to implement
premium transit service (high speed rail, bus rapid
transit) in the future as feasibility warrants and op-
portunities arise.

BALANCED LAND USE

The Future Land Use Plan addresses the current imbal-
ance of land uses by distributing a variety of land uses
throughout the region and by encouraging mixed-use
centers (residential and commercial together) in order

to provide shopping and working closer to where people
live. The plan also adds a substantial amount of residential
uses to the west and northwest areas to take advantage
of the existing commercial and employment uses in those
areas.

The strategies to balance land uses are addressed in the
Land Use section of the Comprehensive Plan.

BALANCED TRAVEL CHOICES

Many of the above strategies will also increase and bal-
ance travel choices — drive, bus, and walk. To improve
walking and bicycle choices, the strategy is to expand the
trail system that crisscrosses the region — providing routes
that run along roadways, drainages and other corridors —
that will allow off-street travel north to south and east to
west. Some routes may be a combination of on-street bike
lanes and trail sections. Other areas may have a continu-
ous off-street path. The Colorado River trail system can
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become a back bone to the rest of the system. This system
is described more fully in the Trails section of the GP4:
Grand Green System chapter.

RAIL AND AIR

The railroad and airport are vitally important to Grand
Junction’s role as a regional center. Both carry people and
freight in and out of the region. They will be increasingly
important as we increase our manufacturing capacity and
grow into a regional office center. Continued operation of
these systems is important for our economy as well as to
the overall transportation needs of the region.

Railroad

The railroad corridors basically follow the Colorado and
Gunnison River corridors. The corridor includes rail lines,
storage areas and freight operations. The AMTRAK pas-
senger rail station is located on South 1st Street in the
Downtown.

Grand Junction Regional Airport

The recent update of the Grand Junction Regional Airport
Master Plan Update indicates an expansion of the airport,
including an additional runway, infrastructure improve-
ments, and additional ground facilities and structures.
The Future Land Use Plan reflects the Airport Master Plan
Update, applies an Airport land use category, and identi-
fies the BLM land that is potentially involved with the
airport expansion.
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IWHO's RESPONSIBLE FOR TRANSPORTATION IN THE REGION?

Transportation in the Grand Junction area is under the
jurisdiction of multiple agencies, which must all cooperate
to achieve transportation goals.

REGIONAL TRANSPORTATION AGENCIES

A number of agencies are required for federal and state
transportation road and transit funding to be programmed
and used for the region:

The Grand Valley Regional Transportation Committee
(GVRTC) is composed of a single representative from Mesa
County, Grand Junction, Fruita, and Palisade. The GVRTC
administers the state and federally mandated planning ac-
tivities for the Metropolitan Planning Organization (MPO),
the Mesa County Transportation Planning Region (TPR)
and the Grand Valley Transit (GVT) system. The GVRTC
adopts a 20-year Regional Transportation Plan budgets,

to the level of funding available over the life of the plan,
transportation projects in all modes (road, transit, non-
motorized, air and rail). They also produce a short-range
plan that identifies projects to be completed over the
next six years in the region. The short-range plans from all
TPRs and MPOs in the state are wrapped-up into the State
Transportation Implementation Program (STIP).

The Mesa County Regional Transportation Planning Office
(RTPO) is the staff complement for the GVRTC.

Comp Plan Directions

The Metropolitan Planning Organization (MPO) is a trans-
portation policy-making organization led by the GVRTC.
MPO policy directions guide transportation planning in
the urban areas of Grand Junction, Fruita, Palisade, and
adjacent unincorporated Mesa County.

The Transportation Planning Region (TPR) is the planning
boundary that covers all of Mesa County.

LocAL AGENCIES

The Grand Junction Regional Airport Authority owns and
operates the Grand Junction Airport (Walker Field). The

Authority is a political subdivision of the State of Colorado.

A Board of Commissioners governs the Authority with
representatives from the City of Grand Junction and Mesa
County.

The Grand Junction Utility and Street Systems and Trans-
portation Engineering group under the Public Works and
Planning Department are the City staff in charge of plan-
ning and maintaining the city street system.

The Mesa County Transportation / Road and Bridge
Department is the Mesa County department in charge of
road planning and maintenance.
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A LNIRQUE CoMMUNITY FOR LIVING

INTRODUCTION
Vision: CHAPTER CONTENTS
Grand Junction is a unique community with a high quality e s e Gt el e 1. GOALS, OBJECTIVES AND POLI-
of life. The residents take pride in their community and CIES
have shown an interest in preserving and reinforcing this Translating the Vision:

unique community through: 28 OVERVIEW
q y B What does liveable mean for A Unique Community
3. DIRECTIONS OF THE COMPRE-

3% increased attention to aesthetics and design

#®  Vibrancy — plenty of ‘happenings’, such as the farm- HENSIVE PLAN: COMPONENTS
% preservation of heritage and culture er’s market, tournaments, entertainment, education, OF A UNIQUE COMMUNITY
: E¥ iti d activities that draw the public. i i
% more activities, entertainment and amenities for amentties and activities that draw the public Aesthetics and Design
residents and visitors #  Organized, functioning and orderly - it “works, Retaining our Heritage
s protect established neighborhoods trash gets collected, buses run on time, and quality 4. FACILITIES AND SERVICES

services are provided. Schools
% adequate services and facilities provided with new
development. #  Safe and child friendly — both at home and outside; Domestic Water
a non-threatening atmosphere. Saaeh
Being a unique, attractive community with culture and & 7 Irrigation Water
activities supports our role as a regional center. Grand #  Senior and physically challenged, friendly — medical Wastewater
Junction is not only a regional draw for retail and com- uses, transit-friendly, visible signage, housing, jobs. Fire Protection

mercial opportunities but is also a regional attraction for _ ,
' Police Services

other services. The Plan sets a course to ensure that qual-

ity services continue to be provided and that the other Neighborhood Services

components of our unique community are retained in the Solid Waste

future as our region grows. ) ,
Electric/Gas Service

Preserving our uniqgue community is also related to our Drainage
goal of Sustainability. While no community can or wants ) o
Keeping Facilities Downtown and

to be totally independent, increasing our level of self suf- . Sl
Locating New Facilities in Centers

ficiency (sustainability) will improve our ability to survive

natural and economic crises and to be able to support 4. ACTIONS

each other as a community.
Grand Junction Comprehensive Plan
V.2008.1



GuiDING PRINCIPLES

7 TN NG LAND 7. CONCENTRATED 2. SUSTUNABLE 3. Housivg 4. GRAND 5. BALANCED
WNERAGE ; : : 3 1
¢ /s THE LPLAN LLE CENTERS (j/(()uf/}/ LATIERN VAariery GReEN SHysrEm TRANSPORTATION

Introduction GOPs Overview Components of a Unique Community Facilities and Services Actions

GOALS, OBIECTIVES AND LPOLICIES: A UNIQUE COMMUNITY

GOAL

OBJECTIVES:
Ox.x:
POLICIES:

Px.x:
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OVERVIEW

Grand Junction’s unique heritage and culture have shaped
the region into what it is today. Over the city’s 130 year
history, it has transitioned from an agricultural-based
community to a regional commercial and business center.
Growth however is challenging local government’s ability
to keep up with increased traffic, utility demands, park
usage and school enrollments. The quality of life in the
community is directly related to maintaining an accept-
able level of these vital services. The Comprehensive Plan
provides general directions for maintaining and improving
these functional aspects of our community that we often
take for granted but that are essential to “livability.”

But in other ways, the Grand Junction area still has small
town characteristics: friendly people, knowing neighbors,
caring for each other young and old. Activities, entertain-
ment and amenities provide residents and guests with
opportunities to socialize, exercise and revitalize. Unique
programs as diverse as Art on the Corner, the Main Street
Farmers’ Market, and the Junior College World Series add
to the special lifestyle of the Upper Grand Valley. A broad
variety of activities and amenities is a component to a
high quality of life.

In the preparation of this Comprehensive Plan the resi-
dents of the Grand Junction area evidenced great pride in
their community and showed an interest in preserving and
improving the aesthetic appeal of the area. Past successful
efforts to enhance the community’s appearance include
Main Street redevelopment, 7th Avenue streetscape

7. CONCENIRATED 2. SUSTAINABLE
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Components of a Uniqgue Community

improvements, Art on the Corner, river corridor improve-
ments, etc. They have come about through the combined
efforts of citizen groups, business interests, non-profit
organization and the City and County. And yet there is
much that could yet be done: improving our “gateways”
(first impressions), preserving the great buildings that con-
tribute to our heritage, expanding tree-lined streetscapes
throughout the community, and landscaping new devel-
opment and parking lots. The Comprehensive Plan builds
on the efforts that are already in place and establishes
broader aesthetic objectives for additional improvements
to the highly visual aspects of the community.

The planning area includes a number of unique neigh-
borhoods, each with distinct needs and priorities. The
downtown area has quite different needs than the rural
development at the fringes of the urban area. This plan
recognizes the different characteristics of the community’s
neighborhoods and recommends the use of area plans to
identify and address unique neighborhood needs.
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LDIRECTIONS OF THE COMPREHENSIVE (UAN: COMPONENTS OF A UUNIQUE COMMUNITY

AESTHETICS AND DESIGN

The way a place looks and feels impacts the way we feel
and act. An aesthetically pleasing place is somewhere
people want to be and a place people want to maintain.
This attitude feeds our community pride and strengthens
bonds with our neighbors. It also attracts visitors and
invites them to stay here longer. As we grow, we have

the opportunity to ensure new development adds to our
unique character and provides an attractive built environ-
ment.

Achieving Design Compatibility

The Comprehensive Plan encourages growth in mixed-use
Centers (GP1: Concentrated Centers). When developing
mixed—use Centers and other mixed-density and higher
density residential projects, design becomes increasingly
important to blending the community together. With no
attention to design the result is disarray—the area doesn’t
‘feel’ like a coordinated place, it doesn’t function well, and
as a result the merchants are less successful. We all want
attractive and functional areas for our community; places
where residents feel safe, comfortable and enjoy living.
We also want to ensure that mixed-use developments
blend various unit types and uses compatible with each
other and with their surrounding neighborhoods.

By following a few simple design principles, townhomes
and small condominium buildings can be made to blend
together and transition comfortably to adjacent single

Grand Junction Comprehensive Plan
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family homes and townhomes. In neighborhoods with
very similar types of homes, repetitive sameness can be
avoided by simply mixing home styles and colors, by pro-
viding a few small plazas or sitting areas, and by avoiding
too many driveways over sidewalks.

Attention to design can also ensure that Centers are able
to evolve gradually over time and are not unintentionally
compromised by unwise site layout or orientation. The
Plan encourages more flexible regulations for Centers that
encourage buildings that can accommodate various uses
over time—focusing more on the form of the building
than the specific uses within it. For example, commercial
uses on the ground floor may be the ultimate objective for
a building, the space might be used for a time as a resi-
dence until the commercial demand grows. Attention to
design will allow the use of the building to change without
having to be replaced.

Landscaping

% Landscaping benefits the community in many ways.
Landscaping has a significant impact on appear-
ance, comfort and even property values. Tree-lined
streets, shaded plazas, colorful accent flowerbeds,
hedges that hide parking lots—all increase the liv-
ability of our community to residents, and increase
our appeal to guests and businesses—which
include potential employers and employees. Land-
scaping also has a significant impact on property

value. [Source] Studies have shown that attractive
landscaping can add 10% or more to a properties
value.

Xeric-to-Green

Grand Junction is in a high desert climate, but has the
luxury of a lush, green river corridor running through the
middle of the community. While we have plenty of water
to support future growth, it makes sense to conserve
water as much as possible, and to reduce the cost of ir-
rigation. The Plan proposes using low water-use planting
(xeriscape) in the landscapes around the exterior of the
community (such as in gateway features) while retaining
green (irrigated) landscapes in the core of the City—parks,
trail corridors, medians. This concept will be implemented
through landscape design practices of the Parks and
Streets departments.

Complete Streets

Prior to the 20th Century, streets were an important social
component of the community — a place where people
interacted both for business and social reasons. Grand
Junction has many examples of great streets — especially
in the Downtown core area (e.g. 7th Avenue).

By the mid 1900’s street design became focused on the
functional aspects related to the growing dominance of
the automobile. The result we live with today is streets
that are optimized to move traffic, which in turn has
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made them undesirable for walking, homes, and even for
pedestrian shopping. We have allowed busy, often walled,
streets that are actually barriers in the community. These
streets are not inviting to pedestrians, bicyclists or other
modes of transportation. On a number of streets pedes-
trians have to dash across through traffic due to lack of
pedestrian crosswalks.

In recent years however, the importance of the total func-
tion of streets has re-emerged. The Plan encourages the
design of “complete streets” that integrate traffic, walk-
ing, biking and aesthetics. Complete streets accomplish
multiple community goals: they not only carry traffic but
also contribute to uniqgue community identity, safe routes
to schools, successful business environment, encourage
walking and exercise, and serve as public space for the
community.

Over time, steps can be made to transform our streets
from raceways to memorable places where residents and
visitors will want to visit again and again. Street trees,
planting strips, street lights, benches, trash receptacles,
and pavers are components to creating a welcoming
atmosphere. These components can be varied in different
areas of the community to build on the unique characters
established for each of the Centers (GP1: Concentrated
Centers).

Public Gathering Spaces

Creation of public gathering space gives people a place
to socialize and interact with neighbors. Public gathering
spaces include:

% parks
% plazas
% ampbhitheaters
% activity fields

With great streetscapes, the sidewalk too can be a public
gathering space. Public gathering spaces may be used to
create vibrancy: where plenty of ‘happenings’ can occur.
Examples are the farmer’s market, tournaments, enter-
tainment, education, amenities and activities that draw
the public. The Downtown is a key location for public
gathering spaces. Public gathering spaces should also be a
component of Village and Neighborhood Centers.

Gateways & Key Corridors

Many communities have created welcoming monuments
and landscaped gateways at the entries to their communi-
ties. Gateways give visitors a first impression of a commu-
nity and demonstrate community pride. Grand Junction
already has gateway signs along I-70 and Highway 50 but
creating a gateway is often more than just signage. Hori-
zon Drive is one key gateway to the community. The City
of Grand Junction and Horizon Drive Business Improve-
ment District have cooperatively invested in landscaping,
new sidewalks, lighting and public art to improve the
overall appearance, pedestrian orientation and functional-
ity of Horizon Drive. There are other gateway opportuni-
ties to redevelop to enhance the entry atmosphere. Key
gateways and entry corridors have been identified. (Link
to Key corridor / gateway map).
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An important gateway element recommended in the Plan
is the preservation of the land at the foot of Mt. Garfield.
(Grand Green System-Open space). The focus of this ef-
fort is to preserve the striking natural setting of this area,
and to avoid development that would detract from Mt.
Garfield, which has come to symbolize the Grand Junction
area.

Views

The extraordinary views of Mt. Garfield, Grand Mesa

and the Colorado Monument from in and around Grand
Junction are a key element of the community character.
Views are discussed in the natural environment section of
the Grand Green System Chapter. To protect this unique
aspect of living in the valley, conservation of viewsheds
should be considered as an element of quality design and
planning, especially in areas of mixed use, mixed density,
moderate to high densities and areas of high public vis-
ibility.

Dark Skies

Clear, starry night skies are a signature of the ‘West’ and

I»

are a component of the “small town feel” desired by com-
munity residents. Unfortunately, growth often diminishes
the visibility of the night sky. This is, to a large degree,
due to the type of lighting used more than the amount

of growth. Up-lighting (buildings and landscapes) as well
as broadly directed lighting of streets and parking lots all
contribute to the glow over the region that obscures the
night sky. Using light fixtures that focus light downward

and limit its horizontal spread can greatly enhance the

Grand Junction Comprehensive Plan
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visibility of ‘dark skies’. The Plan recommends creation
of design guidelines for new outdoor lights and a gradual
replacement program of existing City and CDOT fixtures
that contribute to the glow.

RETAINING OUR HERITAGE

Historic Buildings and Neighborhoods

Many communities have started to capitalize on their best
assets such as historic buildings.

Grand Junction has been lucky not to see a historic build-
ing scraped and replaced. However, without steps to pre-
vent this, it may happen as the community reinvests in the
downtown. Historic buildings should be preserved to the
extent possible. Modifications and additions to historic
buildings are acceptable if the alterations are constructed
to compliment the original character.

The neighborhood just north of the Downtown retains the
original grid pattern of tree lined streets and many older
homes. To allow the Downtown to grow but not disturb
the character of this neighborhood, the Plan recommends
that increased density be allowed in this neighborhood
through Accessory Dwelling Units.

Individual Neighborhood Character

The Community has expressed the desire to foster neigh-
borhood identity. This can be accomplished through many
elements and aspects such as parks, schools, signage,
architecture and streetscape that become specific to that
neighborhood. Many strategies to foster neighborhood

Grand Junction Comprehensive Plan
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identity, as well as specific land use issues and goals are
addressed in the various neighborhood and area plans
adopted by the City and County. The Comprehensive Plan
supports these individual neighborhood and area plans

of the region. Several of the plans were incorporated into
the 2009 Comprehensive Plan. However, others are out of
date and need revision. During the revisions, these neigh-
borhood and area plans are to adapt the Comprehensive
Plan to each neighborhood at a finer, more detailed level.
One concept to adhere to is the feathering of densities.
(LINK to concept in housing or definitions)

For more specific guidelines for individual neighborhoods
please refer to (LINKS):

% North Avenue Plan

% Clifton-Fruitvale Area Plan

% Whitewater Area Plan

3% Pear Park Neighborhood Plan
#% Redlands Area Plan

% Downtown Strategic Plan
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Visual and Performing Arts

Grand Junction retains many elements of its heritage as
it promotes a culture of today through the visual and
performing arts. The Avalon Theater is an example of our
heritage and today’s culture as a performing arts venue
housed in a historic structure. In addition to wonderful
art galleries throughout Grand Junction, the town is also
home to several unique art centers. The Western Colorado
Center is a nonprofit arts organization that promotes the
enjoyment and understanding of the arts through educa-
tional programs, exhibits and its permanent collection of
nearly 300 historic and contemporary works. Art on the
Corner is a yearlong outdoor exhibit featuring more than
100 sculptures Downtown helping Downtown become a
destination for visitors.
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OVERVIEW: LACILITIES AND SERVICES

How we grow impacts our ability to provide adequate ser-
vices. In the past, in order to encourage new development
to annex and be subject to City development standards,
the City allowed long, linear outward annexations along
its periphery. This resulted in an irregular boundary that
forces say, a street sweeper or paving crew to stop mid
block and traverse several streets to get to the next main-
tenance section. This, combined with overlapping services
of other providers (water, sewer), has resulted in areas

of the community where one side of a street might be in
the City, and the other side in the County (and therefore
serviced by other providers). Though the City, County and
other service providers attempt to cooperate, there are
often inefficiencies of multiple responses to a call for ser-
vice or emergency, and confusion of residents as to where
to direct requests. Coordinating public utilities expansion
with future population growth and land use decisions is a
high priority of the Plan.

As a regional center, daily populations in Grand Junction
nearly double when tourists, commuters and regional
shoppers are considered. Even though these employees
and patrons are not ‘residents’ of the City, the City still
provides parks, amenities, street maintenance, trails and
police services to all who frequent the City. This increase
needs to be considered to adequately plan for services,
infrastructure and facilities.

Services provided by the City of Grand Junction include:

% Water 3% Police Services
* Solid Waste % Facilities / Amenities
% Parks 3% Administrative Services

3% Wastewater 3% Neighborhood Services

% Fire Services

Other services provided in the region by other entities and
Mesa County include:

3 Electricity 3% Schools / Education

3 Wastewater % Administrative Services

#* Parks #* Facilities / Amenities
#* Solid Waste % Sheriff’s Office
% Water

ScHOOLS

The Mesa County Valley School District 51 currently oper-
ates 52 schools in the Grand Junction vicinity. Growth

is expected to continue in the School District. Based on
their own projections, to obtain the least expensive land
possible, the District purchases property for future schools
years before the need for the facility. Often, the location
of a future school strongly influences where utilities and
roads are planned, and thus, to some degree the purchase
of school properties dictates the form of the neighbor-
hood and community. The result is not necessarily an
optimum location with regard to other community consid-

GuiDING PRINCIPLES

4. GRAND 5. BALANCED
(j/{EEA F SHYSTEM

Facilities and Services

TRANSPORTATION

Actions

erations such as maximizing the number of homes within
walking distance, proximity to shopping and conveniences,
location of parks, and providing an efficient road and
utility system. Thus, the siting of new schools has a strong
influence on the growth patterns of the community.

At the time of this report, The District was contemplating
a bond initiative that would include funds for land pur-
chase. The need for additional elementary schools exists
in Pear Park, Clifton and Fruitvale. Short, near-term plans
for the District include:

3% high school sites in three areas: Redlands, Orchard
Mesa, Pear Park

% 2-3 elementary schools

3% rebuilding of a middle school
Long term plans include:

% 2 additional middle schools

3% 2 additional elementary schools

Although the School District collaborates with Mesa Coun-
ty and the City of Grand Junction regarding future school
sites, larger, adequately-sized parcels! available to accom-
modate new schools tend to be outside the developed
areas of the City. Also, land some distance from existing
development tends to have lower land costs. Roads, side-

1 The District currently requires approximately 10 acres for an
elementary school, 20 acres for a middle school and 35-40
acres for a high school.

Grand Junction Comprehensive Plan
V.2008.1
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OVERVIEW: FACILITIES AND SERVICES (cONT’D)

walks and utilities then have to be extended to these iso-
lated locations. Eventually, other development is attracted
by the new roads and utilities, which results in outward,
leap-frog expansion of the City, which in turn leads to inef-
ficient use of public resources to provide services.

In addition, transporting children to schools is expen-
sive—for the School District as well as for parents—in
terms of equipment, gas, time and even impacts of air
quality. Future schools in the planning area should be
located within walking distance of as many homes as pos-
sible. This suggests considering the locations of mixed-use
centers and higher density neighborhoods in determining
school locations. Whenever possible, schools should be
located adjacent to parks to promote the synergy of uses.
Because the location of schools is so important to cost-
effective growth and efficient use of resources, the City
and School District should continue to collaborate closely
in the future to assure that school locations will reinforce
the objectives of the Comprehensive Plan.

DoMEsTIC WATER

The Grand Junction area is served by multiple water
providers: City of Grand Junction, Ute Water Conservancy
District, and Clifton Water District. [link to map of water
districts] The City of Grand Junction’s water service area

is limited by agreement with Ute Water, whose service
district surrounds that of the City’s service area. The three
bodies project that domestic water supply for the region is
adequate to serve the projected 2035 population.

The Ute Water Conservancy District obtains water primar-

88 Grand Junction Comprehensive Plan
V.2008.1

ily from snowmelt on the . Its service area covers
the majority of the planning area. They project a 390,000

population for the valley by 2045.

Clifton Water District obtains its water from the Colorado
River and serves the east end of the planning area from
Interstate 70 to the Colorado River and from 30 Rd to 34
% Rd. The Company has a 5-year capital plan to address
undersized pipes and other system needs.

Water Conservation

A Water Conservation Master Plan was cooperatively
developed by the City of Grand Junction, Clifton Water
District, and Ute Water Conservancy District. The Water
Conservation Master Plan, has a goal to maintain or re-
duce water uses for the City water service area.

The Grand Valley Drought Response Information Project
(DRIP), a campaign created by Grand Valley domestic
water providers and Colorado State University Cooperative
Extension Service to educate customers about water con-
servation, has promoted water conservation techniques
and practices since 2003.

IRRIGATION WATER

Six irrigation companies, along with the City of Grand
Junction, provide irrigation to the region. The Wise Water
Council has been created in an effort to standardize devel-
opment requirements amongst the companies.

The irrigators in the Grand Valley have managed to
preserve an extensive canal system to deliver raw (un-
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treated) water to property owners throughout the region,
including large agricultural interests as well as individual
homeowners. The availability of raw water eliminates the
need to use treated water for irrigation—which dramati-
cally reduces the cost of irrigation water, and the energy
and chemicals typically used to treat it.

The irrigation companies face several challenges due to
development and increased growth.

3 private developers building on easements and over
canals, blocking access

% pressure for public trails on canal easements [link
to Trails section]

% increased difficult maintenance due to the urban-
ization of lands

WASTEWATER

For development serviced by a sewer system, the waste-
water of the region is treated at the Persigo Wastewater
Treatment, the Clifton Wastewater Treatment Plant, or
the Grand Valley or Orchard Mesa Sanitation Districts. The
rural areas that are outside of districts use septic systems.
[link to map of sewer service providers]

Persigo Wastewater Treatment Plant

The City of Grand Junction and Mesa County coopera-
tively operate the Persigo Wastewater Treatment Plant.
The plant has either capacity or expansion capabilities to
meet the future growth estimated in this planning effort.
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OVERVIEW: FACILITIES AND SERVICES (CONT’D)

Concurrent with the 2009 Comprehensive Plan process, a
sewer basin study was conducted to determine problem
areas in the system and to examine impacts to sewer sys-
tems as a result of varying land use patterns. While there
are problem areas in the system regardless of land use
pattern, it was determined that the Future Land Use pro-
posed with this Comprehensive Plan was not significantly
more expensive than alternatives. There is concern that
the current fee structure is not adequate to pay for the
service. This also will be addressed in the Persigo Sewer
Basin Study.

Grand Valley Sanitation District

The Grand Valley Sanitation District services the area from
I-70 south to the Colorado River and from Grand Junction
City Limits to the west eastward to the Palisade Buffer.
The District has 3,000 taps available; 80 percent are cur-
rently in the development process. The lack of adequately
sized pipes is seen as a limiting factor for future growth
(the biggest growth area is seen around D Road in Pear
Park). There is a 6-year capital plan that includes the
replacement and upgrade to concrete pipe to address
growth.

Orchard Mesa Sanitation District

The Orchard Mesa Sanitation District Service area spans
from the Colorado River south to the Gunnison River

and from Grand Junction City Limits west to 27/30 Road.
There are 1500 taps in use and 750 in construction pro-
cess. Growth pressure is being felt in the district. Most of
the growth seen in the district is infill. In accordance with

the Persigo Agreement, the District will dissolve into the
Persigo system in 2016. Regardless, the existing plant has
the ability to double its capacity and size to accommodate
growth in the area.

Clifton Sanitation District

Clifton Sanitation District (CSD) and Clifton Sanitation Dis-
trict #1 (CSD #1) are utilizing approximately 50 percent of
the current capacity and a new regional wastewater treat-
ment facility was being constructed in 2008. Planning is
also underway to consolidate both districts into one new
regional mechanical treatment facility to be owned and
operated by CSD.

Whitewater Public Improvement District

A public improvement district (PID) has been established
to provide sewer service for the urbanizing area of White-
water. A recapture agreement will allow developers to
recoup their initial installation of public improvements.
The PID will eventually become its own provider through
incorporation or annexation. For wastewater treatment,
the PID plans to install a line northward, along Highway
141 to the Clifton treatment plant. Sewer service may be
available as soon as 2009.

A second phase for the PID is a transportation plan to get
infrastructure in and improve or realign some of the exist-
ing roads. A separate PID is proposed to provide urban
services via mil levy and sales tax to support service provi-
sion — police, fire, parks, and staffing of public services.
The Landsend Fire District serves the Whitewater area
now, natural gas and water are available, and electricity is
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nearby.

FirRe PROTECTION

The Grand Junction Fire Department provides a variety of
services.

% fire suppression

sk fire protection

* emergency medical services
% hazardous materials service
3% special rescue

In addition to emergency response activities, the Grand
Junction Fire Department is very active in training, fire in-
spections, pre-fire planning, public education and project
review for major developments.

In 2007, calls for service rose 40% to approximately
12,000, with the highest number of calls for Station 2
located Downtown. Response times have also increased
due to expanding City limits and increasing congestion.
Fire insurance ratings, based on response times and
equipment available, are relatively low but a switch to

a coverage model instead of ISO rating would provide a
more realistic monitoring of the system.

Growth will require new fire stations. Sites for new
stations are difficult to find, especially in older, largely
developed areas. The Orchard Mesa and Pear Park neigh-
borhoods are in need of a station as well as a need in the
north — northwest area. Ideally, new stations will locate in

Grand Junction Comprehensive Plan
V.2008.1
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OVERVIEW: FACILITIES AND SERVICES (cONT’D)

centers. (GP1: Concentrated Centers)

PoOLICE SERVICES

The law enforcement staff has increased over recent years
as concerns for safety and well-being have risen in Grand
Junction. Cooperation between the City Police Depart-
ment and Mesa County Sheriff’s Office improves cover-
age and response times. However, doubling of services
between City and County efforts are increasing, especially
where flagpole annexations occurred and City Limits and
County jurisdiction randomly alternate.

Growth concerns for law enforcement include:

3% planning and designing medium and high-density
developments so as to not foster increased criminal
activity

sk design for rental units that encourages a feeling of
ownership in the community

% avoiding enclaves (concentrated areas) of low-
income housing

% accomodating a large homeless and transient popu-
lation

While density itself is not foreseen as a problem, the City
embraces the use of Crime Prevention Through Environ-
mental Design (CPTED) [link to website?] when designing
higher density projects. These principles are incorporated
in the general guidelines for Centers, and include: distrib-
uting housing types throughout the community, providing
neighborhood layouts and home types that provide “eyes

Grand Junction Comprehensive Plan
V.2008.1

on the street” and on public places.

It is the City’s current intent to keep the police services in
a central location. As growth occurs, however, the depart-
ment should consider placing annex stations away from
the central location, particularly in one or more of the
mixed-use centers.

NEIGHBORHOOD SERVICES

Neighborhood Services is a Division of the City Manager’s
Office. Services include:

#% code enforcement
weed abatement
neighborhood program
affordable housing

energy conservation

L TR BT

historic preservation

Affordable housing efforts mainly target low income hous-
ing and have been funded through Community Develop-
ment Block Grants and the City budget. However, the
community realizes that there is a lack of workforce hous-
ing and that workforce housing needs a higher amount of
attention. A task force has been established and interest
from local housing coalition and a Housing Strategic Plan
was prepared concurrently with the 2009 Comprehensive
Plan. (GP3: Housing Variety)

GuiDING PRINCIPLES

. (/“/\me[)
GREEN $ISTEM

S, BALANCED
TRANSPORTATION

6. A UUniue
COMMUNITY

Back to Top of Topic

SoLID WASTE

The City of Grand Junction Solid Waste Department col-
lects solid waste from all city residents of less than eight
units? and also provides commercial solid waste collection
if requested. Curbside Recycling Indefinitely (CRI) has a
contract with the City to provide curbside recycling.

The Mesa County Landfill is located south of the City and
northwest of the intersection of Highway 50 and Highway
141. The landfill and transfer stations are currently oper-
ated by Herzog Environmental, Inc. Mesa County owns
approximately 1,500 acres in the vicinity of the landfill
that acts as a buffer. The landfill has a footprint of 127
acres and ability to expand. The landfill is expected to
reach its capacity in 2050. [show or link to map of landfill
location]

ELEcTRIC / GAS SERVICE

Xcel Energy and Grand Valley Power are the two electric
providers for the Upper Grand Valley. The two companies
do cooperate in service planning to avoid unnecessary
duplication in the systems. There are no known limita-
tions to the system and capacity is expanded prior to any
needs. Additional substations may be required by 2035 if
growth continues at a similar pace or energy development
escalates up valley.

Gas service is provided by Xcel Energy and Kinder Morgan.
Both companies indicate they have facilities, and expan-
sion plans, that will accommodate the growth expected

2 Larger buildings are served by private trash haulers.
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OVERVIEW: FACILITIES AND SERVICES (CONT’D)

during the life of this plan.

DRAINAGE

The Grand Junction Drainage District serves Grand Valley
residents in areas from Palisade to Loma that are north

of the Colorado River including Fruita, Clifton and most of
the City of Grand Junction. The purpose of the District is
to:

% operate and maintain the existing drainage systems
(cleaning, repairing, stabilizing)

% improve the water quality being discharged from
the drainage systems into the Colorado River

s improve the system for better management of
storm waters

According to the District, the current system can handle
up to a 20-year flood event. The area’s major drainage
issues are in the Redlands - Monument Canyon along Ute
Canyon — due to the lack of natural storage or detention.
Recent floodplain and drainage plans have been estab-
lished for the Louis Wash and Douglas Wash. It should be
noted that stormwater runoff is captured by a separate
system than canals use to provide irrigation water.

Back to Top of Topic

KEEPING FACILITIES IN THE DOWNTOWN
AND LocaTiNG NEwW FaciLiTIiES IN CEN-
TERS

benefit from shared parking, and patrons being able to
combine trips for multiple purposes).

Most of the City’s administrative services (such as the

City Manager, personnel, council chambers, planning) are
located Downtown in City Hall. The Mesa County public
services are currently located in the County Courthouse
(adjacent to City Hall) and County Administration Build-
ing (also Downtown). The County Justice Center, Mesa
County Library, and Two Rivers Convention Center are also
located in the heart of the City.

City and County buildings are important to the Downtown
and should remain in the Downtown. The presence of
such facilities historically dictate where the core of the
City was giving an important impression of the place. The
City and County also have a large number of employees
that support Downtown businesses, restaurants and
retail. The City and County should retain an active role in
creating the synergy needed to create and retain the vital
Downtown envisioned in this Plan (LINK to centers chapter
— downtown section). Visitor-oriented uses such as Two
Rivers Convention Center should remain in the Downtown
so that patrons of Two Rivers can also be patrons to the
Downtown business, restaurant and retail establishments.

There are 2 branch library locations in Orchard Mesa
and Clifton. In addition to its own resources, residents
are allowed to access books through Mesa State College.
Library branches can be important components of future
centers and should be located near other social activities
(such as a post office, shopping or a park where it can

Grand Junction Comprehensive Plan
V.2008.1
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