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Introduction and Executive Summary
PROJECT GOALS
The City of Grand Junction is undertaking this project to update the Zoning and Development Code
(Z&DC) so that the City’s zoning and subdivision regulations support and implement the recently
adopted One Grand Junction Comprehensive Plan. The project is being managed by a team
comprised of city staff from Community Development Department, the Zoning and Development
Code Committee appointed by the City Council, and support from the consultant team at Clarion
Associates. The key goals of the project are to:
1. Update the City’s regulations to better reflect the key principles and policies described in the
2020 One Grand Junction Comprehensive Plan, especially those Key Principles related to
Responsible and Managed Growth and Strong Neighborhoods and Housing Choices.
2. Achieve a higher level of efficiency, consistency, and simplicity.
3. Identify constraints and opportunities for affordable and attainable housing, consistent
with those identified in the City’s recently adopted Housing Strategies.
A portion of the funding for the Z&DC update project is being provided through an Innovative
Housing Strategies Planning Grant from the Colorado Department of Local Affairs (DOLA). The grant
is intended to help communities understand their housing needs and adopt policy and regulatory
strategies aimed at promoting the development of affordable housing. DOLA has identified a set of
strategies for communities to consider, and the City of Grand Junction has chosen several to explore
in more detail, described in later portions of this Code Assessment.

CODE ASSESSMENT APPROACH AND CONTENT
The purpose of this Code Assessment is to establish a framework for the Z&DC update. The Code
Assessment is focused on: (1) preliminary issue spotting, (2) identifying potential regulatory
approaches to address the issues identified; and (3) creating an organizational framework to ensure
that the code drafting process is comprehensive. The Code Assessment will not be revised following
community input on the issues and options presented; instead, detailed drafting approaches and
responses to community-based suggestions will be incorporated into the Z&DC drafting process and
reflected in the follow-up discussion with each draft of the Z&DC. Community input will be welcome
throughout the project and will be requested as part of the project drafting milestones.
The content of this Code Assessment is organized around the project goals as follows:
Grand Junction, CO: Land Use & Development Code
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Community Outreach
Part 1: Implementing the One Grand Junction Comprehensive Plan and Grand Junction
Housing Strategy (Content Issues)
Includes brief descriptions of adopted One Grand Junction Comprehensive Plan principles and
policies and a summary of the Housing Strategy findings and recommendations that will help guide
and inform the project. Part 1 starts on page 6.
Part 2: Drafting and Regulating for Efficiency, Consistency, and Simplicity (Drafting Issues)
Explores how better drafting, basic Z&DC housekeeping, and document layout can be improved to
create a more predictable and user-friendly experience. Part 2 starts on page 20.
Part 3: Annotated Outline
Presents a chapter-by-chapter organization of the Z&DC and identifies key topics and potential
approaches for both content issues and drafting issues. Part 3 starts on page 26.

COMMUNITY OUTREACH
The consultant team undertook a preliminary round of
community outreach efforts in April 2022, asking
stakeholders and residents what they thought worked
well in the Z&DC and what doesn’t work so well. The
goal of these first outreach efforts was to listen and
learn about any current regulatory provisions
consistently identified as problematic. The project
team also aimed to identify regulations that need a
more detailed examination during the drafting
process. A short summary of the issues identified
during these meetings is provided on page 26.
This project will provide multiple opportunities in the future for additional public input as the
updated Z&DC is drafted. Following the completion of this Code Assessment, the updated Z&DC will
be drafted in four installments. A public draft of each installment will be shared with the community
followed by formal and information opportunities for discussion.

SUMMARY OF KEY RECOMMENDATIONS
The table below summarizes the major recommendations made in this Z&DC Code Assessment.
These recommendations are described in more detail as part of the Annotated Outline, starting on
page 26.
Chap/
Recommendation
Title
21.01 General Provisions
Add transitional provisions that specify how updated Z&DC will apply to projects in
application process when the Code is adopted
21.02 Administration and Procedures
 Update development review process table
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Summary of Key Recommendations
Chap/
Title

Recommendation

Consolidate common procedures from two sections (administrative development
permits and permits requiring a public hearing) into one, update as needed
 Limit use of “as determined by” and replace with specific submission requirements
 Review “highly recommended” text and either convert to requirement or identify as
optional
 Add process-specific flow charts
 Update broad review criteria and application-specific review criteria with objective
standards wherever possible
 Create a sliding-scale process to apply site standards like parking to redevelopment
and infill projects
 Revise the administrative adjustment process and consider adding a design-specific
adjustment process
 Consider any additional review streamlining options and discuss whether to create
any affordable-housing specific options
 Relocate Historic Preservation process here
 Relocate development fees to this chapter (development fees will not be updated as
part of the Z&DC review process)
 Document available affordable housing incentives, such as existing fee waivers
21.03 Zone Districts
 Review residential district densities, required lot dimensions, and maximum height
standards to ensure that all plan densities and housing choices can be fully
implemented (e.g., small lots, moderate density); consider establishing minimum
density requirements and eliminating maximum density requirements for R-R, R-E,
and R-1 through R-4 zone districts
 Review the housing types allowed in each residential district to make
recommendations for missing middle housing choices
 Create a manufactured home district, relocate manufactured home standards from
use standards into district
 Convert the form-based districts into mixed-use districts at three scales:
neighborhood, corridor, and center/Downtown; consider replacing some business
and commercial districts with mixed-use districts
 Discuss the role of any additional density or height bonuses for the provision of
affordable housing
 Relocate overlay districts here (e.g. Airport Environs), review overlay districts located
outside of Title 21 for relocation and potential consolidation into base districts
 Explore options for consolidating overlay districts into base zone district standards to
eliminate the confusion caused by layers of zoning
 Consider zone district master planning options that create an alternative to planned
development
 Clean-up older zoning that inadvertently creates nonconformities
 Move use-specific standards, such as outdoor storage and display, out of the zone
districts and into the use standards
21.04 Use Standards
 Reorganize the use table for ease of understanding and application; refine the use
categorization to improve predictability
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Summary of Key Recommendations
Chap/
Title

Recommendation

Expand the Household Living use category to specifically list a full range of missing
middle housing types, such as triplexes, fourplexes, townhomes, and small
apartment buildings
 Review housing types allowed in residential zone districts to allow a wider range of
housing to be approved administratively, including duplexes, triplexes, and
townhomes in R-1 through R-4 districts
 Create a separate accessory use table
 Update use-specific regulations to remove non-use information (e.g., landscaping,
parking, outdoor lighting) with cross-reference to development standards, and
simplify where possible
 Remove application and submission information from use standards subject to
standard use reviews; if application information is use specific, consolidate into
subsection of specific process (e.g., medical and hazardous waste transfer facilities or
group living facilities)
 Clarify accessory and temporary use approval processes and update administration
chapter as needed
21.05 Site & Structure Development Standards
 Relocate and update the residential design standards and cluster development
standards here
 Relocate and update the multifamily use standards here and revise to incorporate
more objective/specific requirements
 Establish mixed-use site layout and design standards; update mixed-use opportunity
corridor standards if possible
 Carry forward one version of the current performance standards from the mixed-use,
commercial, and industrial districts
 Move the superstore/big box standards from the use regulations into this chapter,
update as needed
 Update street and sidewalk standards into cohesive section on mobility and
connectivity
 Update private street standards to better reflect City concerns expressed in the
purpose language
 Move shared driveway and loop land standards here, update as needed
21.06 Stewardship and Resilience
 Carry forward environmentally sensitive lands standards, update as needed,
particularly for hillside regulations
 Incorporate solar standards
 Carry forward flood damage protection standards
21.07 Landscaping, Buffering, and Screening
 Incorporate 2022 draft landscaping standards
 Move fence standards here from use standards
21.08 Vehicle Parking and Loading
 Carry forward and review current off-street parking and loading requirements,
explore options to reduce amount of required on-site parking for all uses and also for
affordable housing development
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Summary of Key Recommendations
Chap/
Title

Recommendation

Explore options for different urban and suburban standards; add mixed-use
standards
 Move parking lot lighting requirements to lighting chapter
 Remove requirement for alternative parking plan prior to applying parking reductions
 Established specific shared parking percentages that allow creation of shared parking
without parking study
 Add more robust bicycle parking and storage options
 Add electric vehicle charging standards
21.09 Subdivision Standards
 Carry forward and update the subdivision standards as needed
 Discuss options for urban (small lot/small block) standards and suburban (larger
lot/larger block) standards
 Discuss and update the public and private park and open spaces standards
 Discuss and update trails dedication and construction requirement
 Relocate application and review requirements to the administration chapter
21.10 Sign Standards
 Carry forward and update for ease of understanding
 Consolidate use or overlay specific standards into this chapter
 Explore options for updated nonconformity standards that allows minor
nonconforming signs to remain in place
 Move measurement standards to measurement chapter and illustrate or update
illustrations
21.11 Outdoor Lighting
 Update current standards to incorporate more measurable standards and add
definitions as needed
 Propose Dark Skies lighting standards as needed to supplement current regulations
 Explore need for urban and non-urban lighting standards
21.12 Nonconformities
 Review and update standards
 Consider creation of a specific adjustment process for changes to nonconformities
 Consider creation of major and minor nonconformities that treats minor
nonconformities as Z&DC compliant
21.13 Violations and Enforcement
Carry forward current standards and update based on conversations with staff and legal
department
21.14 Measurements and Definitions
 Review current definitions, update as needed, clean out regulations that can go
elsewhere in the Z&DC (e.g., flea market), move measurements to measurement
section (e.g., density); update/add illustrations as needed
 Collect measurement instructions from various code sections (e.g., fences),
consolidate, and standardize approach, adding illustrations as needed.
 Relocate definitions from the body of the Z&DC to this section (e.g., telecom facilities,
signs)
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Part 1: Implementing One Grand Junction and the Grand Junction Housing Strategy
One Grand Junction Plan Principles

Part 1: Implementing One Grand Junction and the
Grand Junction Housing Strategy
This goal describes the next step in Grand Junction’s comprehensive planning process – revising the land
development regulations (Z&DC) so they align with and implement the One Grand Junction Comprehensive
Plan and the Grand Junction Housing Strategy.

ONE GRAND JUNCTION PLAN PRINCIPLES
The One Grand Junction Comprehensive Plan, adopted in December of 2020, serves as the
foundational document for City policies and priorities and guides future growth and development in
the City. According to the plan, One Grand Junction is “[a] guide for the entire community that
envisions the kind of place we desire to be in the future, sets the overall direction for the changes
we want, and outlines the steps we will need to take to get there.”

The One Grand Junction Comprehensive Plan is available on the City’s website.
One Grand Junction is organized around eleven fundamental principles with associated goals and
strategies that are designed to help the community achieve its vision. Implementing the
comprehensive plan is done through cooperation with community partners like Mesa County and
the school district, updates to City policies, and updating regulations in the Grand Junction Municipal
Code (GJMC). The Zoning & Development Code, found in Title 21 of the GJMC, provides that zoning
and development in Grand Junction should be consistent with the comprehensive plan. This Z&DC
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One Grand Junction Plan Principles
update project is designed to revise the current zoning and development standards so they can be
used to guide development that is consistent with One Grand Junction.
The Z&DC update will cover changes needed to implement all of the plan policies, but it will
specifically focus on two principles: Principle 3: Responsible and Managed Growth, and Principle
5: Strong Neighborhoods and Housing Choices. These principles are summarized here. Additional
principles, goals, and strategies relevant to the Z&DC update are summarized in Appendix A, starting
on page 55.

Principle 3: Responsible and Managed Growth
Grand Junction is a thriving city with a historic downtown, quality residential neighborhoods, and
easy access to open spaces. With a growing population and limited supply of available land served
by urban infrastructure, the City expects to focus on infill and redevelopment to meet housing and
service demands.
This “guided growth” approach can be reflected in the Z&DC by implementing the following
(summarized here, see OGJ pgs. 20-21 for the full text):


Goal 1: Promote a compact pattern of
growth and encourage the efficient use of
land;



Goal 2: Encourage infill and redevelopment
through adaptive reuse, incentives, and
other creative strategies that leverage
existing infrastructure;



Policy 4.e., Outdoor Lighting: Protect
night skies and light from urban
development;



Policy 4.f., Parking: Encourage efficient
land usage and intensity and implement
adopted parking demand, location, and
pricing Downtown;



Policies 4.h. and j., Parks and Recreation
Facilities and Trails: Provide residents
access to parks, trails, and recreational
opportunities;
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Goal 6: Support the development of
neighborhood-scaled commercial uses and
mixed-use development including
employment areas and walkable centers
that require context-sensitive building and
design forms;



Policy 7.b, Design Standards: Develop
basic design standards for key corridors to
improve visual cohesiveness of key
corridors and physical appearance of the
City generally; and



Policy 7.d, Code Enforcement: Ensure
compliance with required property
maintenance standards including, but not
limited to parking, signage, landscaping,
access, and other design elements.

7

Part 1: Implementing One Grand Junction and the Grand Junction Housing Strategy
One Grand Junction Plan Principles

Principle 5: Strong Neighborhoods and Housing Choices
Since 2011, the community has experienced an increase of over 70 percent in the cost of for-sale
housing with most recent years showing upwards of nine percent year-over-year increases in sale
price. One Grand Junction promotes walkable neighborhoods with a variety of housing types that
expand the housing stock in both new and existing neighborhoods.
The Z&DC update can help implement the following strong neighborhood goals and policies
(summarized here, see OGJ pgs. 28-29 for the full text):


Goal 5.1: Promote more opportunities for
housing choices that meet the needs of
people of all ages, abilities, and incomes;



Policy 5.1.a, Supply of Land: Promote a
variety of housing types;



Policy 5.1.d, Specialized Housing Needs:
Integrate residential care and treatment
facilities, shelters, permanent supportive
housing, group homes, and senior housing
throughout the city;



Policy 5.1.g, Parking: Evaluate parking
standards to ensure both sufficient parking
for the context and area of which a project
is planned to occur;



Policy 5.2.b, Housing Incentives: Explore
options for providing incentives for projects
that incorporate units affordable to income
levels identified in the housing strategy;



Goal 5.3: Support continued investment in
and ongoing maintenance of infrastructure
and amenities in established
neighborhoods;
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Policy 5.3.c, Preserving Historic Homes
and Character: Encourage the

preservation of the city’s historic homes
and neighborhoods;


Policy 5.3.d, Neighborhood Amenities:
Promote land use patterns that provide
neighborhoods with local services and
gathering places;



Goal 5.4: Promote the integration of
transportation mode choices into existing
and new neighborhoods;



Policy 5.4.a, Neighborhood Connections:
Connect new and existing neighborhoods
with features such as sidewalks, trails,
parks, schools, community gardens;



Policy 5.4.b, Connectivity and Access:
Promote housing density located near
existing or future transit routes and in
areas where pedestrian and bicycle facilities
can provide a safe and direct connection to
neighborhood and employment centers;



Goal 5.5: Foster the development of
neighborhoods where people of all ages,
incomes, and backgrounds live together
and share a feeling of community; and



Policy 5.5.C, Innovative Design:
Encourage creativity, flexibility, and
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innovation in the design and construction
of new developments and neighborhoods.

LAND USE AND GROWTH PLAN
In addition to the plan principles, One Grand Junction also establishes a future Land Use and Growth
Plan that is illustrated through two future land use maps: (1) an Intensification and Growth Tiers
map, describing where growth should be focused; and (2) Land Use and Growth Plan map that
describes the factors influencing growth and development in Grand Junction and maps preferred
future locations for different types of land uses based on anticipated development capacity. The
Land Use and Growth Plan is influenced by, and tries to account for, a number of growth-related
variables, including:


Grand Junction’s estimated growth from 65,000 to over 90,000 residents by 2040,



The Persigo 201 Service Area Boundary,



Housing demand and price escalation,



Changing community demographics – much of Grand Junction’s growth is expected to be in
older and younger age groups, and



Anticipated commercial and employment gaps and needs.

Intensification and Growth Tiers
At a community-wide level, the Land Use and Growth Plan explores opportunities to intensify
development in Grand Junction in a context sensitive manner across three distinct geographic areas,
described as Tiers (summarized here, see OGJ pg. 56 for the full description):
Tier 1: Urban Infill. Description: Areas where urban services already exist and generally meet
service levels, usually within existing City limits, where the focus is on intensifying residential and
commercial areas through infill and redevelopment. Policy: Development should be directed toward
vacant and underutilized parcels located primarily within Grand Junction’s existing municipal limits.
This will encourage orderly development patterns and limit infrastructure extensions while still
allowing for both residential and business growth. Development in this Tier, in general, does not
require City expansion of services or extension of infrastructure, though improvements to
infrastructure capacity may be necessary. Portions of the Redlands, Orchard Mesa, Pear Park, and
Northwest areas offer some of the most significant opportunities for Tier 1 infill development and
growth within City limits.
Tier 2: Suburban Infill. Description: Areas within the existing Urban Development Boundary (UDB)
and 201 that are urbanizing or proximate to areas that are urbanizing. This Tier also includes areas
that were mostly developed in unincorporated Mesa County and infrequently improved with urban
infrastructure such as curb, gutter, sidewalks, and parks. Annexation is appropriate for new
development and redevelopment in Tier 2 areas, though annexation for existing subdivisions and/or
neighborhoods is not generally desirable. Policy: In Tier 2, the City should promote the annexation
of those parcels which are surrounded by, or have direct adjacency to, the City limits of Grand
Junction. Annexation and development of these parcels will provide development opportunities
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Land Use and Growth Plan
while minimizing the impact on infrastructure and City services. Tier 2 includes western portions of
Redlands on the City’s west side, as well as Pear Park and Orchard Mesa.

Tier 3: Outward Growth. Description: Areas predominantly characterized as rural and larger
acreage properties not currently served by urban infrastructure and that are prioritized to stay rural
for the duration of the 20-year planning horizon to promote more focused development activity in
Tier 1 and Tier 2. Policy: The priority for Tier 3 is to continue outward growth and annexation into
the Urban Development Boundary after substantial infill and growth in Tier 1 and Tier 2 areas. Tier 3
growth areas include large parcels that provide development potential, can be served by an
extension of utilities and urban infrastructure, and are identified as Rural Residential the Future
Land Use Map.
Balanced growth, according to One Grand Junction, should be achieved “through both
infill/redevelopment as well as greenfield development. Greenfield opportunities exist on all edges
of the city; however, the city also has a significant amount of vacant and underutilized land near
core areas. Priority will be given to development that works to intensify urban as well as suburban
areas, allowing for—but not encouraging— greenfield development outside of priority areas as
provided in the Intensification and Tiered Growth Plan.”
The Growth Tiers are identified on the Intensification and Growth Tiers map (OGJ pg. 57):

Community Outreach
During the April stakeholder outreach meetings and survey for the Z&DC project, the consultant
team heard comments in support of the priorities expressed in the Growth Tiers. Some community
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Land Use and Growth Plan
representatives shared concern regarding sprawling development and unmanaged growth and a
desire to prioritize infill or redevelopment to avoid the loss of open space, conserve water, and
address other climate concerns. Similarly, some survey respondents were concerned with the rate
and unpredictable patterns of growth occurring in the city and its effect on the high quality of life
Grand Junction is known for. Some were concerned that additional housing density will produce
excessive traffic, straining existing infrastructure and City resources. Others worried that current
regulations do not allow for smaller lot sizes or higher density housing options thereby requiring
development to sprawl into the City’s ample open space and into environmentally sensitive lands.

Land Use Categories
Within the Growth Tiers, the plan identifies a set of land use designations for Rural Residential,
Residential Low, Residential Medium, Residential High, Mixed-Use, Commercial, Industrial, Airport,
and Parks and Open Space. Each designation is described by the general development
characteristics anticipated for the area. For example, Residential Medium development is described
as:
Residential Medium
Range of Density: Between 5.5 and 12 dwelling units per acre.
Characteristics:


Comprised of residential uses with a range of housing types and densities.



Typically located in areas within walking distance of services and amenities and public
transit.



Provides housing near commercial and employment areas.

Land Uses:


Primary: residential, home-based businesses.



Secondary: accessory dwelling units, shared common space, parks, schools, places of
worship, home-based businesses, other public/institutional uses, other complementary
neighborhood uses.

The land use designations are mapped on the Land Use Plan (OGJ pg. 59):
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One Grand Junction Plan Implementation Strategies

ONE GRAND JUNCTION PLAN IMPLEMENTATION STRATEGIES
Implementing these principles, goals, policies, and land use designations will take place through
updates across the entire Z&DC. Some chapters, such as zone districts, use regulations, site and
structure standards, and off-street parking may be subject to more editing than the general
provisions or sign chapters. Preliminary review and revision strategies for recommended updates
include:
Fine-Tune the Zone Districts and Allowed Uses. Confirm that the current districts meet Grand
Junction’s needs both now and, in the future, sufficiently enough to implement One Grand Junction.
Also, confirm that the districts allow the expanded housing choices recommended by the Housing
Strategy. Review and update the districts and uses if necessary to reflect City goals and policies. For
instance, we heard that increased density and height may be appropriate in the downtown, subject
to strong design standards to preserve character and protect nearby neighborhoods.
Support Compact Growth and Efficient Land Use. Establish zoning and use standards that allow
more housing on smaller lots and a wider variety of residential and commercial uses. Prioritize
walkable distances between residential and commercial uses to take advantage of existing
infrastructure investments. Consider allowing extra height or density for additional stories of
residential uses. Establish site and mobility standards that allow the creation of safe and accessible
multimodal transportation routes for residents of all ages and mobility types.
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One Grand Junction Plan Implementation Strategies
Regulate for Infill and Redevelopment.
Clearly establish how infill and redevelopment
projects can comply with zoning and
development standards. Create a process to
determine how to apply development
standards, such as landscaping and parking
requirements, to redevelopment on a sliding
scale that accounts for the unique
characteristics of the project and the site.
Propose regulations that create a method for
converting single unit homes into two- or
three-unit homes without expanding lot size.
Reflect Western Slope Design Priorities and
Creating Standards for Neighborhood
Manners. Create or update multiunit
(multifamily), mixed-use, and commercial
design standards to help new development
and redevelopment blend into the fabric of the
community. Focus on structural fit and Western
Slope style over specific architectural features, making sure that new and redevelopment achieves a
scale that complements existing development more so than just requiring the same color palette.
Create a toolkit of standards that allow structures with different uses to develop close together while
still getting along like good neighbors. Explore the use of bulk regulation tools such as height
stepdown or setback (similar approaches that require taller structures to more closely meet the
height of adjacent shorter structures), screening and buffering, restrictions on outdoor noise
amplification, and clear measurements of lighting trespass. Support neighborhood connections with
updated parking reductions and easier recognition of shared parking lots.
Collect and Upgrade Development Standards. Collect lighting, parking, sign, and design standards
from a variety of hiding places across the code and create predictable baseline standards. Review
growth tier and infill/redevelopment plan priorities to determine whether urban/suburban/target
area-specific standards will be helpful in those development areas.
Discuss the Future of Mobility and Parking. Many communities are encouraging more mixed-use
development that allows residents greater mobility options to reach daily activities, while changing
the community’s relationship with parking. This shifts the regulatory focus from cars to people. The
Z&DC discussion about parking standards will explore mobility options and consider whether
parking should remain a development requirement or be converted to a development choice.
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One Grand Junction Plan Implementation Strategies
Protect Important Outdoor Places and Assets. Review and update standards that address
stormwater management, environmentally sensitive areas, geologically hazardous areas, wildlife
habitat, and potential wildfire areas.
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Grand Valley Housing Needs Assessment and Grand Junction Housing Strategy (2021)

GRAND VALLEY HOUSING NEEDS ASSESSMENT
AND GRAND JUNCTION HOUSING STRATEGY
(2021)
The City recently adopted the Grand Valley Housing Needs
Assessment (available on the City’s website) and Grand Junction
Housing Strategy (available on the City’s website). These reports
explore the existing and growing housing “crunch” in Grand
Junction. Both reports are important to the Z&DC update. They
help identify the range of housing types needed to create a
useful mix of housing choices in Grand Junction. This section
provides excerpts from both reports.

Identification of Home Ownership and Rental Unit Gaps
The Grand Valley Housing Needs Assessment identifies both home ownership and rental “gaps” in
Grand Junction, identifying both where housing is not available to current residents in their price
range and where less expensive units are housing residents who can afford more expensive units
that do not exist.
The rental gap exists at both ends of the income spectrum, as described in Figure III-34 and the
following two summaries:



Forty percent of renters (about 4,400 households) living in Grand Junction earn less than
$25,000 per year and need rental units of $625/month or less to avoid being cost burdened.
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Grand Valley Housing Needs Assessment and Grand Junction Housing Strategy (2021)
Just 20% of rental units (around 2,250 units) in the city rent for less than $625/month. This
leaves a “gap,” or shortage, of 2,168 units for these low-income households. This is an
increase from a 626-unit gap in 2010.


Most rental units in Grand Junction rent for between $875 and $1,875 per month— nearly
three fourths of rental units fall within this range (74%). There are approximately 4,600
renter households who can afford rents in this range and over 8,000 units priced
appropriately for them, leaving a surplus of almost 3,700 units. The “shortage” shown for
higher income renters (earning more than $75,000 per year) suggests those renters are
spending less than 30% of their income on housing. This points to an income mismatch in
the market in which higher income households are occupying homes affordable to lower
income households.

The for-sale housing gap for renters who want to purchase a home in Grand Junction shows
insufficient housing available in a for-sale range up to around $250,000; this is the affordable range
for residents earning $50,000 or less annually which represents 68% of all renters. The for-sale
market is affordable for renters earning more than $50,000 annually:

Overview of Worker Affordability
The Housing Needs Assessment provides the following information about local workers incomes in
Mesa County (pgs. 36-37) :
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Part 1: Implementing One Grand Junction and the Grand Junction Housing Strategy
Housing Strategy Recommendations
What can workers afford. Figure III-39 displays affordable rental and ownership options for
workers earning the average wage by industry in Mesa County.
Most industries have average wages high enough to afford the median rent of $981 per month in
Mesa County. However, workers employed in leisure and hospitality; and other services cannot
afford the median rent based on average wages. These workers account for 17% of total
employment.
On the ownership side, only workers employed in the natural resources and mining and the
financial activities industries can afford the median home price with one earner per household.
Workers employed in leisure and hospitality; and other services cannot afford the median home
price even if they have 1.5 earners per household (assuming the work in the same industry).

Projection of Future Housing Unit Needs
Projecting forward, the Housing Needs Assessment estimates the need for the following number of
additional owner and rental units in Mesa County in both 2030 and 2040:

HOUSING STRATEGY RECOMMENDATIONS
The Grand Junction Housing Strategy provides a collection of recommendations designed to build
upon the housing needs identifies in the Grand Valley Housing Needs Assessment. The Housing
Strategy identifies a number of top housing needs in Grand Junction, including:
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Additional affordable rental units (or rental assistance), reflecting the decline in rental
affordability in Grand Junction over the past decade as rent prices rose faster than incomes;



Starter homes and family homes priced near or below $250,000 to address a decade-long
decline in for-sale (as compared to for-rent) unit affordability and ownership rates.
According to the Housing Strategy: “Cash offers for affordably priced homes crowd out other
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Part 1: Implementing One Grand Junction and the Grand Junction Housing Strategy
Housing Strategy Recommendations
buyers, while rising rents and home prices raise barriers to ownership (and financing).” (pg.
4);


Additional housing resources to address unique needs among special needs populations,
including residents with accessibility/mobility needs, older adults, people experiencing
homelessness, and low-income households; and



Diverse housing options to accommodate evolving needs of residents and provide a wider
array of market preferences and individual needs.

The Housing Strategy also addresses the following areas of opportunity for Z&DC changes that will
help address Grand Junction’s housing needs:
Allow residential infill in traditionally single-family districts. The City of Grand Junction provides
for a robust mix of housing types in residential and mixed-use districts. To allow for residential infill
development, the city should consider permitting duplexes/triplexes and townhomes in low density
residential districts and six-plexes in medium density residential districts by right.
Consider relaxing minimum lot sizes and maximum densities. The City of Grand Junction has
relatively flexible land use development standards with minimum densities and in some instances
no minimum lot sizes. However, there are development standards that are prohibitive for the
development of housing products such as townhomes and duplexes—and limit the number of units
in multifamily developments—through maximum densities. The City has an opportunity to increase
development capacity and affordability by relaxing the lot size and density standards.
Adjust parking standards to align with the type and intensity of land use. Although the city’s
parking requirements are not atypical, many cities are adopting lower parking standards for more
urban areas, particularly for multifamily housing in both multifamily and mixed-use zone districts.
For housing in areas of mixed use and served by transit, walking and/or biking, Grand Junction might
consider adjusting those standards downward to maximize development potential and reduce
overall project costs.
Formalize existing incentives and consider additional incentives for affordable housing
development. Consider adopting additional incentives for residential developments that meet the
city’s affordability goals such as deed restricted affordable units and reflects the vision of the
community. Ensure available incentives, and fee waivers, are formal and documented in either city
policy or ordinance to reduce subjectivity in the process and project long-term benefit to the
community.
Explore the feasibility of an inclusionary zoning requirement. Through the comprehensive
planning process and the development of the Housing Needs Assessment, the City of Grand
Junction has made strides in understanding the housing needs of the community which is the first
step toward increasing the supply of housing and promoting housing affordability. The City should
explore the economic feasibility and overall general viability of an inclusionary zoning ordinance to
increase the long-term supply of affordable units.
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Part 2: Drafting and Regulating for Efficiency,
Consistency, and Simplicity
This goal is aimed at making the Z&DC a more user-friendly document with consistent and predictable
regulations.
Beyond the Z&DC content-based issues discussed in this Code Assessment, both staff members and
stakeholders said they find the development regulations cumbersome to use and difficult to
understand. Issues include an unclear organization, redundant and sometimes conflicting
information, and lack of explanatory measurements and graphics. It appears from our discussions
with stakeholders that the lack of a well-organized, user-friendly code can also impede effective
communication between applicants and the City, resulting in a perception (and complaints) that the
development review process does not work as well as it could.
These problems typically stem from three sources : (1) document layout and organization, (2)
piecemeal amendments over time, and (3) overreliance on discretionary decision-making within the
code standards. These challenges are not unusual. Many communities find that, as zoning rules are
modified and updated over time, they become increasingly complicated and more difficult to
navigate and understand. The consultant team recommends the following key changes to create a
more efficient, consistent, and simple Z&DC.

IMPROVE DOCUMENT LAYOUT AND ORGANIZATION
The recommendations below propose to make the Z&DC more user-friendly, which should help
improve the efficiency of the review process and overall effectiveness of the Z&DC.

Establish a Clear Organization
The entire Z&DC should be reorganized in a user-friendly manner. Similar information should be
grouped to achieve two goals: improve the way related information is provided to readers (such as
revising the zone districts to include district-specific dimensional standards), to reduce repetition
and eliminate regulatory conflicts. The proposed new organization of the Z&DC is discussed in detail
in Part 3: Annotated Outline of this report.

Improve the Document and Page Layout
The current development regulations are primarily available via an online platform (Code
Publishing). While it is common for communities to contract with an online publishing service, the
constraints of the online platform can sometimes make it difficult to identify how a specific provision
fits in with the overall document hierarchy. These platforms might also overly simplify formatting
and reduce graphic quality. Beyond the platform issues, a variety of authors have written Grand
Junction’s current development regulations, resulting in inconsistent formatting.
In addition to an online version of the code, many planning offices also retain an editable and
formatted digital version, usually as a Microsoft Word or PDF file. The formatted digital version
allows for enhanced formatting and presents information in a more user-friendly format, enhancing
the reader’s ability to understand the context for specific provisions. The Word/PDF version also
allows staff to keep an internal record of any proposed edits and revisions to the document.
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Improve Document Layout and Organization
The updated Z&DC will feature a new document layout with content-specific headers (showing
section references for that page), footers, page numbers, and illustrations with captions. The Z&DC
content will also be organized with user comprehension and navigation in mind. The sample below,
from another Clarion code, shows how layout and graphics can be incorporated to help code uses
identify key zone district information and cross-references to related development standards, such
as uses and off-street parking.

Add Illustrations and Other Graphics
Illustrations, flowcharts, and tables should be used frequently throughout the updated Z&DC to
explain standards and summarize detailed information. Graphics in the updated Z&DC can support
the following standards:
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Improve Z&DC Substantive Drafting and Organization


Zoning districts. District diagrams can communicate the intended character of a zoning
district while also include key information related to the lot and building standards, such as
lot area, lot frontage requirements, building setbacks, and height.



Development standards. Graphics may include tables for parking requirements,
illustrations of landscaping, buffering, and screening requirements, rules of measurement,
and diagrams for site layout or access and connectivity standards.



Administration and procedures. Process-related flowcharts can clarify (and visually
communicate) the approval process for development applications. Additionally, a summary
table of review procedures gives the reader a quick snapshot of the types of development
applications in Grand Junction, what type of notice is required (the current Z&DC includes
separate tables for this), and who the review and decision-making authorities are for each
application type.

Each community is unique in how they choose to illustrate a code (freehand versus software, heavy
detail versus light detail, etc.). We will work with staff during the drafting process to select a style
that works best for Grand Junction.
Sample process flow chart from another community

IMPROVE Z&DC SUBSTANTIVE DRAFTING AND ORGANIZATION
Draft in Plain Language
The Z&DC text should be reviewed and rewritten for easier comprehension, and to reduce
subjective standards and/or broad individual discretion (discussed in more detail below). We will
also identify and remove “legalese” and planning and development jargon and replace it with plain
language or a helpful definition. We will also fix outdated drafting structure that includes problems
like:
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Redundant and repetitive lists,



Regulations where the rule is hidden among the exceptions, and
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Provisions that identify a requirement but are not clear about where the requirement
applies, how it is reviewed, or when it could be changed.

An example of a provision that could be revised for easier understanding is the following residential
outdoor storage standard:
Current: Outdoor storage is permitted in all residential districts. Residential outdoor storage is
presumed if the following or like materials are outside of a dwelling for a period of longer than 48
consecutive hours and occupy a volume or more than 150 cubic feet: (A) Appliances, (B) Building
materials, and (C) Inoperable vehicles.
Revised: Outdoor storage is permitted in all residential districts. It must be located on the rear half
of the lot (defined in Lot Measurement [link]) and screened according to this section. The storage of
large items, such as appliances, vehicles, and building materials (unless there is a valid building
permit in effect for the property) for more than 48 hours is automatically considered outdoor
storage and shall comply with location and screening requirements.

Fix Conflicts Created by Piecemeal Amendments Made Over Time
In addition to the Z&DC’s confusing and sometimes conflicting organization, experience tells us that
non-specific complaints that the code “doesn’t work” can also result from the way the regulations
are drafted.
In amending the regulations, different authors have added or changed regulations in a single
location without identifying the impact of that change across related provisions of the Z&DC. A good
example of this can be found in the mini-warehouse standards, which require the following
additional landscaping:

When drafted, the landscaping standards that might have
been helpful for mini warehouses located in commercial
districts may not be appropriate for the same use in an
industrial district that typically requires less landscaping.
This type of regulatory conflict is not uncommon as codes
are updated, and this overall look at the Z&DC is a great
opportunity to fix these issues. Grouping and reviewing
similar standards located across the Z&DC in higher level
categories such as zone districts and development
standards (grouping “like with like”) will allow the consultant
team to identify and clean-up inadvertent drafting conflicts.
Grand Junction, CO: Land Use & Development Code
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Improve Z&DC Substantive Drafting and Organization

Improve Clarity, Consistency, and Predictability
Consistency and predictability are key regulatory requirements for good development. Predictable
regulations consistently applied will yield anticipated outcomes more frequently. If the City wants
five-foot wide sidewalks in front of all residential development, the development regulations need to
specify how that will happen for new development, redevelopment, and places where there won’t be
changes to development but where sidewalks somehow must be built. Perhaps less obviously,
regulatory predictability also affects how participants behave in the development process.
Applicants seeking to minimize unnecessary costs will not volunteer to comply with regulations that
are not clearly and specifically applicable, and will either ignore unclear standards or seek to
negotiate a better deal. Staff, seeking compliant development for the community, will typically
interpret unclear regulations and may inadvertently throw new (or at least unanticipated)
requirements at an applicant. This pattern results in a pervasive feeling that somebody is getting a
better deal, reinforcing the need to negotiate. In this scenario, many decisions are left for city council
to decide in public hearing, which is almost always the worst place to settle on development design.
Lack of predictability can result from two specific drafting problems. The first problem is the use of
subjective review standards that require an applicant to show compliance with an undefined
concept (such as “character” or “effective”). For example, in reviewing a conditional use permit
application, the Planning Commission is asked to determine whether the proposed development is
of “compatible design and integration” and that “all elements of a plan shall coexist in a harmonious
manner with nearby existing and anticipated development.” Terms like compatible and harmonious
have limited practical application unless measured in a fully described design context. Similarly, in
reviewing the design of multifamily development, the Director, “to the extent practicable [shall
determine that] multifamily dwellings shall be developed in small clusters to create a sense of
place.” Sense of place is not defined in the current regulations and this requirement opens an
opportunity for disagreement and negotiation between the Director and the applicant.
The second drafting problem is the creation of regulations that give discretion or a range of options
to a staff position, such as the community development director or public works director, to make a
project-specific determination with no standards placed on the decision-making. An example of this
is provided in the multifamily development standards,
where the Director is authorized to mitigate impacts of
multifamily development design and location through
imposition of one or more of the following: (i) additional
landscaping, (ii) wider setbacks, (iii) modifying the
orientation of buildings, (iv) providing screen walls, (v)
relocation of access ways, (vi) relocation of recreation
facilities, and/or (vii) reorienting buildings to take
advantage of “pleasant off-site views.…” All of these
changes would have an impact on site design and some
of them could have a significant impact on site
engineering, resulting in additional costs for the
applicant and approval delay.
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Improve Z&DC Substantive Drafting and Organization
The consultant teams recognizes a great opportunity to address some of the expressed concerns
with the development process by rewriting sections of the Code which currently contain subjective
language and standards. The consultant team will review the Code for opportunities to provide
greater certainty by removing the use of purely subjective or discretionary language, disconnected
from any measurable criteria.
The updated Z&DC, and particularly the new development standards, should use clear, objective
language that presents a win-win opportunity for both the community and developers. It is
important to note that increased flexibility can also be achieved through clear and objective
development standards and the use of procedures that allow adjustments or limited regulatory
departures. For example, the City can establish both a minimum and a maximum off-street parking
requirement, allowing the developer to decide how much parking to provide. Projects near public
transit facilities or those with age-restricted dwelling units may not need as many parking spaces a
fixed minimum parking standard might require. Clearly stating the City’s standards up-front can save
time and money, establish expectations at the beginning of the development process, and reduce
the need for negotiating design standards.
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Part 3: Annotated Outline and Updates to the Zoning
and Development Code
OVERVIEW
The consultant team undertook a section-by-section review of Grand Junction’s current Zoning &
Development Code. We examined the Code through both the perspective of a general code user to
ask: “how can I accomplish this development?” along with the more critical review of drafting and
organizational choices as seen through the perspective of a land use code consultant.
We supplemented our initial observations
about the Z&DC through the early April public
outreach process, asking code users and
community members what works and what
doesn’t in the current regulations. During and
following those meetings, a community-wide
survey (in English and Spanish) was posted on
the City’s website for response and comment.
During the survey process, staff participated in
additional in-person meetings with local
organizations and individuals. Early Z&DC
update themes identified during these
conversations include:
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Improve the application review process
by eliminating “hidden” standards and
late review comments; consider options to speed-up the review timeline.



Add flexibility to the Z&DC standards through the inclusion of new zone districts and easier
administrative options for regulatory adjustments.



Meet community housing needs through a diversification of housing choices, particularly
smaller home options. Provide more affordable housing for vulnerable populations (e.g.,
seniors and low-income families), sustainable and walkable affordable housing
development.



Add regulatory tools to allow the development of triplexes, fourplexes, small groups of lowrise apartments or condominiums, and other forms of low-impact housing without the need
for individualized hearings or negotiated approvals.



Reduce parking minimums for multifamily housing, especially in areas that are income
restricted, walkable, and that have access to transit.



Improve connectivity; lack of connectivity was a significant theme among survey responses,
especially related to pedestrian and bicycle routes and overall accessibility.



Consider the distribution of businesses, retail establishments, offices, and other services
throughout the City as a whole and particularly within heavily residential areas.
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Celebrate local features and amenities; maintain Grand Junction’s quality of life. Main Street
was commonly noted as one of the most attractive places in the City, but that there could be
similar high-quality development with public art, pedestrian amenities, and local businesses
and restaurants in other parts of the City.



Explore the impact of land development tools that work outside of the Z&DC, including
application of the building and fire codes, role of HOAs, and impact of transportation and
other engineering standards.

Issue-specific stakeholder and survey respondent comments and responses relevant to the Z&DC
update are included across the various recommendations in this Code Assessment. Through this
review, we have identified a series of regulatory updates and corrections that we anticipate will
make the Code function better. We will combine these edits with the Part 1 strategies and the
drafting edits described in Part 2 to outline the following comprehensive update of the Grand
Junction Zoning and Development Code.

ANNOTATED OUTLINE
To make the Z&DC more user-friendly and accessible, the consultant team recommends some
limited reorganization that is primarily focused on moving major sections to a higher level in the
table of contents, making them easier to find and use. The proposed reorganization will generally
follow this structure:
Chapter 21.01 General Provisions
Chapter 21.02 Administration and Procedures
Chapter 21.03 Zone Districts
Chapter 21.04 Use Standards
Chapter 21.05 Site and Structure Development
Standards
Chapter 21.06 Community Stewardship and
Resilience

Chapter 21.07 Landscaping, Buffering, and
Screening
Chapter 21.08 Vehicle Parking and Storage
Chapter 21.09 Subdivision Standards
Chapter 21.10 Sign Standards
Chapter 21.11 Outdoor Lighting
Chapter 21.12 Nonconformities
Chapter 21.13 Violation and Enforcement
Chapter 21.14 Measurements and Definitions

This outline is intended as a starting point for further discussion. Each proposed chapter includes a
description of the purpose and organization of the chapter, including comments on potential ways
to reorganize or restructure the content to make the Z&DC more user-friendly and intuitive. Each
chapter also includes a high-level list of proposed content updates including modifications to
existing content and the addition of new content or key topics to better align the Z&DC with the One
Grand Junction Comprehensive Plan.
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CHAPTER 21.01 GENERAL PROVISIONS
Purpose and Organization
The opening section of a zoning and development code typically contains a collection of general
provisions that establish the basic legal framework for the full code. Even though this section is not
read frequently, it contains important information, such as the statutory authority to regulate land
use, a specific link to local plans and planning policies, the title of the code, instructions about how a
court should proceed if part of the code is found illegal, and standards for replacing the current
code with a new one.
The updated General Provisions chapter will include the following content and will involve the
clarification of City policy related to HOAs and post-Covid emergency practices:

Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

Comments

Chapter 21.01 – General Provisions
21.01.010 Title

21.01.010 Title

Carry forward

21.01.020 Authority

21.01.020 Authority

Carry forward

21.01.030 Application

21.01.030 Application

Carry forward

21.01.040 Purpose

21.01.040 Purpose

Carry forward

21.01.050 Severability

21.01.050 Severability

Carry forward

21.01.060 Consistency With
Comprehensive Plan

21.01.060 Consistency With
Comprehensive Plan

Carry forward

21.01.070 Minimum Standards

21.01.070 Minimum Standards

Carry forward

21.01.080 Private Restrictions

21.01.080 Private Restrictions

Carry forward, discuss
clarification of City policy re:
HOA enforcement

21.01.090 Application of
Regulations During Local
Emergency

21.01.090 Application of
Regulations During Local
Emergency

Carry forward, discuss postCovid amendments

21.01.100 Violations Under Prior
Code

Move to 21.01.100 Transitional
Provisions

21.01.110 Nonconformities
Under Prior Code

Move to 21.01.100 Transitional
Provisions

21.01.120 Applicability

Combine current transitional
regulations with new standards
that describe how these Code
updates will be applied to
existing and new applications
and projects

21.01.130 Decision-Making
Authority
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21.01.100 Transitional
Provisions

Move to Chapter 21.02,
Administration and Procedures
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Content Updates
Add Transitional Standards
This section of the current Z&DC is generally in good shape. Updates to the General Provisions will
be focused primarily on creating a robust set of transitional standards to clarify how the City will
address projects that are in the review pipeline when the updated Z&DC is adopted. We recommend
that this new section allow for applications, in general, to be processed under the rules in place at
the time a complete application is submitted.

CHAPTER 21.02 ADMINISTRATION AND PROCEDURES
Purpose and Organization
This chapter establishes both the general procedures and specific procedures that apply to the
review and determination of development applications. It is typically organized into common
procedures, applicable to many specific development processes, and two types of application review
procedures: permits and specific procedures. This chapter will also carry forward and include
provisions that identify each of the review and decision-making bodies participating in Grand
Junction’s development processes and will outline their authority.
The updated administration and procedures chapter will be organized as follows:

Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

Organizational Comments

Chapter 21.02 Administration and Procedures
21.02.010 to 21.02.060 were
repealed
21.02.070 Administrative
Development Permits
21.02.080 Permits Requiring a
Public Hearing

21.02.010 Decision-Making
Authority

Move from 21.01.130

21.02.020 Commonly
Applicable Procedures

Combine common procedures from
21.07.070 and .080; separate
administrative permit or hearing
information

21.02.030 Permits

Group all permit related procedures
here

21.02.040 Specific Procedures

Group zoning, subdivision, and
adjustment procedures here

21.02.090 Vacation of Plat

Move to 21.02.040 Specific
Procedures

21.02.100 Vacation of Public
Right-Of-Way or Easement

Move to 21.02.040 Specific
Procedures

21.02.110 Conditional Use
Permit (CUP)

Move to 21.02.040 Specific
Procedures

21.02.120 Special Permit

Move to 21.02.040 Specific
Procedures

21.02.130 Comprehensive
Plan Amendment (CPA)

Move to 21.02.040 Specific
Procedures

Grand Junction, CO: Land Use & Development Code
Code Assessment | Public Discussion Draft, June 2022

29

Part 3: Annotated Outline and Updates to the Zoning and Development Code
Chapter 21.02 Administration and Procedures

Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

Organizational Comments

21.02.140 Code Amendment
and Rezoning

Move to 21.02.040 Specific
Procedures

21.02.150 Planned
Development (PD)

Move to 21.02.040 Specific
Procedures; alternatively, consider
specific chapter for PD process and
content

21.02.160 Annexation

Move to 21.02.040 Specific
Procedures

21.02.170 Vested Property
Rights

Move to 21.02.040 Specific
Procedures

21.02.180 Revocable Permit

Move to 21.02.030 Permits

21.02.190 Institutional and
Civic Facility Master Plans

Move to 21.02.040 Specific
Procedures

21.02.200 Variance

Move to 21.02.040 Specific
Procedures

21.02.210 Rehearing and
Appeal

Move to 21.02.040 Specific
Procedures
21.02.050 School Land
Dedication Fee

21.11 Development Impact
Fees

Move from 21.06.030 School land
dedication fee

21.02.060 Development
Impact Fees

Content Updates
As shown in the proposed organization table, updates to the Administration and Procedures chapter
will include both reorganization and substantive revisions.

Orient Code Users
The Administration and Procedures chapter contains both legal and planning information that is
pertinent to both frequent code users and community members trying to understand zoning or
subdivision for a specific project. To ensure this chapter is easily understood and navigable, two big
picture tables are usually helpful. First, a table that summarizes the procedural steps required for
each application type. Second, a summary of the review and decision-making process for each
application type. The project team will review the existing decision-making table, update it as
needed, and add an applicable procedural steps table.

Consolidate Commonly Applicable Procedures
The current Z&DC has two sets of “common” procedures; those that require a public hearing and
those that do not. This organizational approach results in duplicate procedures and probably
creates confusion for code users who don’t understand why the no hearing/hearing distinction is
important. We recommend consolidating the commonly applicable procedures into a single section,
specifying differences for public hearings as needed. Content for this section will include:
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1. Optional and required pre-application meetings
2. Application submittal requirements
3. Fees
4. Determination of a complete application
5. Staff review
6. Public notice requirements
7. Recommending and decision-making bodies
8. Continuance, withdrawal, and inactive applications
9. Successive applications
10. Modification of approvals
11. Lapsing and extension of approvals
12. Appeals
Additional changes will include:


Removing vague “as determined by the Director” and “highly recommended” text and
indicating more specifically when a general meeting or pre-application meeting is required.



Clarifying the difference between a general meeting and a pre-application meeting.



Evaluating public noticing procedures and considering whether there are areas to integrate
flexibility and improve equitable noticing.

Community Input: We heard feedback about some processes taking too long and requiring too
many regulatory steps. We also heard feedback from some residents who felt that the process went
too quickly and didn’t offer enough opportunity for public input. We will revisit these processes and
make appropriate adjustments to the city’s notification and public hearing procedures.

Update Review and Decision-Making Standards
Community Input. We heard that the application review process is taking far than anticipated and
includes unanticipated detours to address comments and interpret the Z&DC. While this may be
caused in part by an exceptionally heavy application load that is shouldered by understaffed City
departments, the consultant team thinks that Z&DC drafting may also contribute to this problem.
As part of drafting the consolidated set of commonly applicable procedures, we anticipate removing
the very broadly drafted general approval criteria, that we understand are not applied to most
approvals, and customizing the approval criteria to each of the specific procedures, reflecting both
the decision-maker and the role of the applicant. The goal of these edits will be to reduce and limit
the number of subjective review criteria - those criteria that require the application of judgment and
opinion – and replace them, to the extent possible, with more measurable criteria. Measurable
criteria allow an applicant to know what standards the application will be measured against and help
decision-makers to ensure consistent application of the Z&DC.
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Looking, for example, at the conditional use permit (Sec. 21.02.110), the approval criteria require a
determination that, “all elements of a plan shall coexist in a harmonious manner with nearby
existing and anticipated development.” Decision-makers are instructed to consider “buildings,
outdoor storage areas and equipment, utility structures, building and paving coverage, landscaping,
lighting, glare, dust, signage, views, noise, and odors,” but are not instructed how to determine
whether these elements “coexist in a harmonious manner.” The consultant team tends to see one of
three outcomes when codes include language like this: (1) the decision-making body does their best
to interpret and apply the requirement, (2) the harmonious requirement is generally overlooked in
the review process, or (3) harmonious is not a big issue in the review process until the adjacent
property owners oppose a conditional use proposal and believe it is not harmonious with their uses.
In any of these situations, it is still a code drafting best practice to revise this and similar
requirements to require a more objective determination that the project complies with applicable
development standards (zone district dimensions and height, applicable design criteria, parking,
lighting, landscaping), and limit the subjective discussion to whether the proposed conditional use is
appropriate where it is requested, based on other, similar uses that are allowed in the zone district,
and the potential impacts of the specific use that made it conditional in the first place. The Cit of
Longmont, for comparison, uses the following conditional use review criteria:


The conditional use as proposed is of a scale and design and in a location this is compatible
with surrounding uses and potential adverse impacts of the use will be mitigated to the
maximum extent feasible.



The conditional use as proposed is consistent with the comprehensive plan and the purpose
and intent of the code and underlying zoning district.



The conditional use as proposed will not substantially diminish the availability of land within
the underlying zoning district for permitted primary uses.

The uses in the building in the image below could meet all of the applicable Z&DC criteria and still not be considered
harmonious with surrounding lots and structures.
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Establish Applicability Standards for Infill and Redevelopment
One Grand Junction includes multiple policies related to encouraging infill and redevelopment in the
built-out areas of the community. To help ensure that the Z&DC does not create a regulatory or
financial barrier to infill and redevelopment, this new section will establish a procedure to apply
relevant development standards, such as parking and landscaping, in a proportionate manner to the
project. A simple example of this might be a site where the property owner expands an existing
structure by 50% by adding a story to the building but does not change anything else on the lot. The
Z&DC will identify:


Those regulations that must be complied with fully, such design standards for the new
addition;



Those regulations that need to be complied with at a percentage based on total added
square feet or building permit valuation, such as parking, lighting, or landscaping; and



Those regulations from which the structure is exempt based on the type of renovation, such
as parking access location or a front build-to line.

Create a Range of Flexibility Options
The Z&DC includes a process to request an administrative adjustment that does not appear to be as
easy to use or as well-used as it could be. This could be because it has a very narrow scope of
applicability and may be too strict to actually allow any meaningful adjustments. The narrow scope
for the administrative adjustment might also contribute to potential applicants deciding to request a
planned development (PD) to make a wider range of adjustments. To give applicants a less complex
option than PD projects, this process will be revised for ease of use. Additional regulatory flexibility
options, such as design standard adjustments, and major/minor nonconformity distinctions will be
included in the updated Administration and Procedures chapter. This will equip applicants and staff
with an administrative option to facilitate projects on challenging sites or improve sites and
structures with slight regulatory noncompliances.
Community Input. The consultant team also heard that there are some processes, such as site plan
and PUD review that do not allow for minor revisions after initial approval and require the project to
start the process from the beginning – something that causes duplicative work for the applicant and
city staff. The updated administration and procedures section will include procedural options for
minor amendment.

Stakeholder Input Update: Expedited Development Review Process for
Affordable Housing
Community Input. Expediting the development review process for affordable housing projects at
120% AMI is one of the DOLA strategies included in Grand Junction’s initial considerations. This
approach generated a great deal of stakeholder feedback, much of it focused on two questions: (1)
how would expediting some projects impact the timing of other projects waiting for staff or city
review, and (2) if the City can expedite some housing projects, could the City expedite all housing
projects? As discussed below, expediting only affordable housing may create too narrow a response
to the City’s overall housing needs.
First, consider why DOLA recommends expediting some affordable housing projects. In many
communities, one of the biggest zoning barriers to affordable housing development is the time,
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expense, and uncertainty of having to pass through multiple public hearings or submit multiple
development applications. Each cost added to the project has an impact on the overall affordability.
An “expedited development review process” may include faster and more streamlined review for
affordable housing projects, such as allowing affordable housing projects to be approved
administratively (by staff) without any public hearings.
Second, as shown in the Grand Valley Housing Assessment, Grand Junction needs to provide both
more housing AND more affordable housing. More housing is needed to give residents options to
move into larger homes or move into smaller homes. And more affordable housing is needed to
keep lower-income residents housed and provide rental and ownership options for residents in jobs
that historically have lower wages, such as leisure and hospitality. Resolving this issue will involve a
two-part conversation with the community: (1) what are the circumstances where residential
housing projects need anything more than administrative review for compliance with the Z&DC, and
(2) is there still a need to further expedite affordable housing, and if so, how should that happen?
A third topic for exploration here is whether there are opportunities for proactive (e.g., City-led)
residential upzoning in Grand Junction to remove the cost and barrier of rezoning hearings from the
development review process.

Development Fees
The current development fees will not be updated as part of the Z&DC rewrite project.

CHAPTER 21.03 ZONE DISTRICTS
Purpose and Organization
Zone districts (also called zoning districts) are groupings of structures, uses, and related regulations
that are applicable to lots within specific areas of the City. The regulations that describe what is
allowed and what is restricted in the different zone districts are provided in the Z&DC, and the map
of where the districts are applied is available on the City’s website.
The updated zone districts chapter will be organized as follows:

Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

Organizational Comments

Chapter 21.03 – Zone Districts
21.03.010 Purpose

21.03.010 Purpose

21.03.020 Zoning Map

21.03.020 Zoning Map
Move to 21.14 Measurements and
Definitions

21.03.030 Measurements
21.03.040 Residential Districts
21.03.050 Residential Design
Standards
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21.03.030 Residential Districts
Move to 21.05 Site and Structure
Design Standards
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Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

21.03.060 Cluster
Developments
21.03.070 Mixed Use Districts

Move to 21.02.040 Specific
Procedures; combine with
subdivision
21.03.040 Mixed-Use Districts
21.03.050 Commercial
Districts

21.03.080 Industrial Districts

Organizational Comments

Potential section for commercial-only
districts

21.03.060 Industrial Districts
Combine with 21.03.040 Mixed-Use
Districts

21.03.090 Form Districts
21.03.070 Planned
Development

Move here from 21.05, discuss
combining with 21.02.150

Content Updates
The zone districts in any community should accommodate a wide range and mixture of housing
types, commercial and industrial businesses, institutional uses, and recreational opportunities,
within and across districts. In evaluating the lineup of zone districts in any code update, we typically
consider the following:


Is the intent of each district clear and does the district name match the intent?



Is the district currently used or is it unnecessary or obsolete?



Are new districts needed (e.g., new mixed-use districts)?



Are any districts so similar in purpose and standards that they overlap and could be
consolidated?



Are the dimensional standards for each district (setbacks, density, and height) appropriately
tailored to the purpose of the district?



Do the uses allowed in each district match the district’s intent?

Background
Initial analysis of the current zone districts shows that Planned Developments (including Planned
Airport Developments PD and PAD), Community Service and Recreation (CSR), the “medium-low”
density residential zone districts (R-8 and R-4), and the Light Industrial (I-1) zone district are the most
commonly applied on the zoning map. It also shows that the form districts, originally intended to
create mixed-use centers (MX) to transition in scale to existing neighborhoods, have been seldom
applied.
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Percent of Total Land by Zoning District
PD

PAD

CSR

R-8

R-4

I-1

R-5

C-1

R-2

C-2

20.62%

11.84%

9.26%

9.24%

8.34%

7.27%

5.67%

5.38%

4.95%

3.14%

I-2

R-1

I-O

MU

R-R

R-24

R-16

R-E

B-2

2.68%

2.28%

1.98%

1.20%

1.19%

0.96%

0.67%

0.66%

0.64%

B-1

R-12

R-O

BP

MXG-3

MXOC

MXS-3

ROW

0.57%

0.42%

0.41%

0.35%

0.21%

0.05%

0.02%

0.01%

Update the Zone District Lineup to Implement One Grand Junction
Grand Junction’s current zone district line-up is more focused on lot size distinctions in residential
development and not as focused on the various permutations and impacts of nonresidential
development. Over time, the effect of nonresidential development on the overall community fabric
appears to have become clearer, and supplemental overlay districts were added. The problem with
this approach, though, was that the special and overlay districts were designed to work as minizoning codes without much reference to city-wide approaches to issues such as use regulations,
landscaping regulations, building design, and parking. Each of the overlay districts essentially creates
a zoning island, very much like PD zoning.
To better delineate the multiple types, characters, and scales of development in Grand Junction, we
recommend updating the zone district line-up as described in the table below. All of these
recommendations will be subject to further discussion with staff and the Code Committee at the
outset of the drafting process.
Land Use Plan
Category

Current Districts

Zone District Recommendations

R-R Residential – Rural

Carry forward

R-E Residential –
Estate

Carry forward

Residential
Rural Residential

36

Grand Junction, CO: Zoning & Development Code
Code Assessment | Public Discussion Draft, June 2022

Part 3: Annotated Outline and Updates to the Zoning and Development Code
Chapter 21.03 Zone Districts
Land Use Plan
Category

Residential Low
Residential Medium
Residential High

Current Districts

Zone District Recommendations

R-1 Residential – 1

Combine with R-E

R-2 Residential – 2

Combine with R-E

R-4 Residential – 4

Carry forward

R-5 Residential – 5

Carry forward

R-8 Residential – 8

Carry forward

R-12 Residential – 12

Carry forward

R-16 Residential – 16

Combine with R-24

R-24 Residential – 24

Combine with R-16

Mixed-Use
Commercial and
Mixed Use

R-O Residential –
Office

Consolidate into proposed MU-1

Commercial and
Mixed Use

B-1 Neighborhood
Business

Consolidate into proposed MU-1

Commercial and
Mixed Use

B-2 Downtown
Business

Replace with proposed MU-3

Commercial and
Mixed Use

C-1 Light Commercial

Replace with proposed MU-1

Commercial

C-2 General
Commercial

Replace with proposed MU or I-O district based on
location and existing commercial development scale

Parks and Open
Space

CSR Community
Services and
Recreation

Carry forward

Commercial and
Mixed-Use

M-U Mixed Use

Expand district into 3 zone districts:
MU-1 (Neighborhood) = Intended to implement the
Neighborhood Centers identified in OGJ and provide
opportunities for a mix of low- to -medium intensity,
neighborhood-serving office, small scale
commercial, institutional, and residential uses.
MU-2 (Corridor) = Intended to implement the
Commercial Corridors and Mixed-Use Corridors
identified in OGJ and provide opportunities for a mix
of medium- to high-intensity office, commercial,
institutional, and residential uses along portions of
collector or arterial streets.
MU-3 (Downtown or Center) = Intended to
implement the Downtown Core area identified in
OGJ and accommodate the needs of the city’s
Downtown and to provide for activities conducive to
a compact, concentrated, and walkable built
environment.
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Land Use Plan
Category

Current Districts

Zone District Recommendations

BP Business Park
Mixed Use

Consolidate into proposed MU-2 or I-O

Industrial
Industrial

I-O Industrial/Office
Park

Carry forward

I-1 Light Industrial

Carry forward

I-2 General Industrial

Carry forward

Form
N/A

MXR- Mixed Use
Residential

Remove district and integrate dimensional
standards from Apartment and Townhouse building
types into MU-1 district

MXG- Mixed Use
General

Remove district and integrate dimensional
standards from General building type into MU-2
district

MXS- Mixed Use
Shopfront

Remove district and integrate dimensional
standards from Shopfront building type other MU
districts with locational criteria

MXOC Mixed Use
Opportunity Corridor

Remove district and integrate dimensional
standards from all building types into MU-2 district

Zone for Housing
In order to implement the Grand Junction Housing Strategy, we will analyze how dimensional
standards (minimum lot area, minimum building setbacks, maximum lot coverage, maximum
building height, and density requirements) affect the availability and affordability of housing. This
allows us to discuss how these standards should be changed to encourage a range of missing
middle housing types, and whether affordable housing projects can or should be further
incentivized through more flexible dimensional standards such as increased building height
allowances. We will also recommend an updated menu of residential and mixed-use zone districts
with dimensional standards designed to allow a much wider range of housing types to occur “by
right” in those locations supported by the One Grand Junction Comprehensive Plan. In some cases,
the Z&DC could also allow additional types of housing (for example, duplexes or triplexes) in a zone
that would not otherwise allow them, provided those units are income-restricted for long-term
affordability.

Reduce Reliance on Planned Development
Staff and community stakeholders both identified the need to reduce reliance on Planned
Development zoning to produce the desired type or design of development. While PD zoning allows
regulatory flexibility, it can also present several challenges for a community. One challenge is that
PDs become very difficult to administer over time. As more and more property owners choose to
develop their site as a PD rather than choosing and adhering to the standards of a base zoning
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district, the City becomes responsible for maintaining and administering an increasing number of
“miniature zoning ordinances” that live outside of the Z&DC.
Another substantial challenge is that once a PD has been adopted and applied to a specific parcel(s),
those regulations are tied to the land until the PD is amended or the land is rezoned to a base
zoning district. As the PD-designated land changes ownership and new plans are envisioned by the
new property owner, the owner must either adhere to the current standards of the existing PD or
request to amend the PD or rezone. All of those options can be costly and time intensive endeavors
without certainty of approval.
The PD district standards and procedures will be evaluated in tandem with the establishment of a
new zone district lineup and improved development standards. This may result in a number of
changes including:


Clarifying those items that qualify as a public benefit in exchange for flexibility,



Clarifying the thresholds between the Outline Development Plan and Final Development
Plan,



Increasing the flexibility of the amendment criteria to allow for more administrative
amendments,



Clarifying the processes for administrative and non-administrative adjustments, and



Reviewing the approval criteria for Planned Developments.

Get Creative with Manufactured Housing
Some stakeholders expressed a desire to make it easier to build new manufactured home parks, as
well as tiny home villages. Although historically disfavored, manufactured home parks are an
effective source of affordable housing, and many newer codes provide zone districts in which this
use can occur subject to clear standards to ensure quality development on a par with that in the
surrounding neighborhoods.

Account for Nonconformities and Variances
Multiple Z&DC updates over the past 20 years, including large updates in 2000 and 2010, have
created nonconformities that could be eliminated (meaning the property or use could be made
conforming, not eliminated) with this update. While revising the zone district line-up, the consultant
team will also look for opportunities within the code dimensional standards to bring existing
nonconforming lots and structures, particularly nonconforming residential units, into compliance to
encourage reuse and reinvestment.

CHAPTER 21.04 USE REGULATIONS
Purpose and Organization
The use regulations section includes three types of information for code users. (1) which uses or
categories of uses are allowed in a specific zone district, (2) what type of approval is required for that
use (e.g., administrative or special permit), and (3) whether there are any specific standards
associated with the use (as compared to standards associated with the zone district).
The updated uses chapter will be organized as follows:
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Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

Organizational Comments

Chapter 21.04 – Use Regulations
21.04.010 Use Table

21.04.010 Use Table

Revise the table to integrate the
larger use categories (e.g., residential
living) as table rows and delete
definitions within Use Table.

21.04.020 Use Categories

21.04.020 Use Categories

Carry forward and modernize as
needed

21.04.030 Use-Specific
Standards

21.04.030 Use-Specific
Standards

Relocate generally applicable design
or development standards to the
applicable Chapter (21.05, 21.06,
21.07, 21.08)

21.04.040 Accessory Uses And
Structures

21.04.040 Accessory Uses And
Structures

List accessory use types in Use Table

21.04.050 Temporary Uses
And Structures

21.04.050 Temporary Uses
And Structures

Carry forward

Move fence standards to Chapter
21.07

Content Updates
The overall goal of the following recommendations is to move way away from seeing uses as the
basis for site design and focus on regulating the impacts of specific uses separately from preferred
design.

Reorganize the Use Table
Rather than listing the use categories and brief definitions in the left-most column of the Use Table,
the new Z&DC will eliminate the catchall “All Other” designations and better define or add new uses
as necessary to capture any uses not specifically listed. We will explore whether specific
“problematic” or missing use types need to be added as well as whether currently listed uses are
subject to requests for interpretation and could be clarified. The Use Table will also group and list all
accessory uses in a separate section at the bottom of the table.

Refine the Use Categorization
Generally, the Z&DC will carry forward the use categorization approach with larger groupings of
uses based on common functional, product, or physical characteristics. Any modifications to the
current content will be to simplify the structure of the content and make it consistent between all
use categories, modernize the examples used to describe use categories, add, or consolidate use
categories where appropriate, and drafting any supplemental definitions that support the
understanding of the categorization.

Simplify the Use-Specific Regulations
The current use-specific regulations are not consistent in the total number, extent, and detail of
standards applied to individual uses. For example, the standards applied to flea markets include
parking requirements, access limitations, and site layout standards whereas there is only one
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standard related to the placement of above-ground equipment applied to service stations. Many of
the subsections of use-specific standards include full landscaping, architectural, off-street parking,
signage, and procedural standards. This makes it challenging for a code user to know if such
standards are in addition to or in replacement of the general standards set forth in the
Development Standards.
The consultant team heard several community representatives specifically mention the miniwarehouse standards as a use that had specific and detailed requirements drafted only for that use,
meaning there are adjacent properties with similar storage, light industrial, or office uses that would
not be subject to those same standards. Though it is reasonable to have certain uses that require a
lengthier list of standards based on unique procedural or design requirements (e.g., short-term
rentals and multifamily development), there are certain standards that may be better applied
generally across one or multiple zone districts as development and design standards or deleted
entirely. The Z&DC will better tailor use-specific standards for uses with more potential impact on
neighboring properties by context and based on specific, known impacts.

Increase Housing Options
In addition to the One Grand Junction Strong Neighborhoods and Housing Choices principle, the
Grand Junction Housing Strategy and DOLA strategies identify needed clarifications to residential
uses that can be made during this Z&DC update. Several strategies focus on updating the use table
to incorporate a wider range of housing types (e.g., townhomes, courtyard cottages, patio homes
and tiny homes) across a wider range of zone districts. Further discussion may also include:


Expanding the number of accessory dwelling units (ADUs) in Grand Junction by allowing
multiple ADUs on one property,



Increasing the flexibility of developments standards,



Removing impediments to the creation of new manufactured housing developments, and



Protecting existing manufactured housing parks.

CHAPTER 21.05 SITE AND STRUCTURE DEVELOPMENT STANDARDS
Purpose and Organization
This chapter will include information relevant to the general location of structures and site elements
(loading, sidewalks, infrastructure, parks and trails) on a lot, as well as standards related to structure
design such as residential design standards or commercial design standards. Standards that are
specific to a zone district will be located in that zone district.
The new site and structure development chapter will include the following sections:

Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

Organizational Comments

Chapter 21.05 –Site and Structure Development Standards
21.05.010 Applicability
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Current Sections

New Organization

Organizational Comments

21.03.05 Residential Design
Standards

21.05.020 Residential Design
Standards

Move from 21.03.050

21.05.030 Affordable Housing
Design Standards and
Incentives

21.06.010 Infrastructure
Standards (part)

21.05.040 Mixed-Use and
Commercial Design Standards

Placeholder section for overlay
design standards and potential new
regulations

21.05.050 Mobility and
Connectivity

Move remaining infrastructure
requirements to 21.05.060

21.06.100 Private Streets,
Shared Driveways and Loop
Lanes

Combine with 21.05.050 Mobility and
Connectivity

21.06.090 Site Circulation
(part)

21.05.060 Mobility and
Connectivity

21.06.010 Infrastructure
Standards (part)

21.05.060 Infrastructure and
Utilities

21.06.020 Public and Private
Parks and Open Space

21.05.070 Parks, Open Space,
and Trails

21.06.030 School Land
Dedication Fee

Move parking circulation standards
to 21.08 Off-Street Parking

Consider relationship to fee in-lieu
when determining location in Code
Move to 21.15 Development Fees

21.05.080 Maintenance and
Operation

Placeholder for potential new
standards

Content Updates
During the community outreach sessions and survey in April, some participants emphasized a lack
of standards designed to ensure that infill development maintains the character of the surrounding
neighborhood, especially building height. This concern can be addressed through the creation of
contextual infill standards and neighborhood design standards.

Residential Design Standards
The existing residential design standards will be carried forward and updated as needed to support
allowing residential projects to be approved administratively. The residential design standards will
also include any additional incentives or regulatory flexibility available for affordable housing
projects, potentially including:
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Site-specific flexibility, such as additional height, reduced parking, dimensional adjustments
(setbacks, lot coverage);



By-right use allowances (A in the use table) for a range of multiunit structures when the units
will be affordable; and
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Cross-references to regulatory incentives for residential developments that meet the City’s
affordability goals and reflects the vision of the community.

Policy updates may be needed to support affordable housing goals; the consultant team will work
with staff to determine how best to inform code users about affordable housing information that is
available outside of the Z&DC.

Mixed-Use and Commercial Design Standards
One Grand Junction includes a number of policies related to community design, such as Principle 3,
Policy 7.b, Design Standards: Develop basic design standards for key corridors to improve visual
cohesiveness of key corridors and physical appearance of the City generally; and Principle 7, Policy
5.5.C, Innovative Design: Encourage creativity, flexibility, and innovation in the design and
construction of new developments and neighborhoods. Additionally, input from the April
community survey identified a desire for more attractive commercial development.
Some design standards will be provided through the creation of updated zone districts that
incorporate more tailored dimensional standards, regulatory provisions for “contextual design” that
allows site-based flexibility to match adjoining lot dimensional standards, and better
implementation of the City’s form-based standards. Additional design will be provided through
baseline mixed-use and commercial building design standards, including those design standards
currently embedded in the use regulations, such as the 21.04.030(l) big box standards. There are
many elements of building form that regulations can address to improving development quality
without imposing on the architectural design of the structure. For example, regulations can address
large, unbroken expanses of blank wall with requirements for façade articulation, varying rooflines,
and fenestration. Preferred material types can be specified, particularly those materials that can
withstand the solar exposure of Western Colorado, and variations in material as well as color can be
considered.

Beyond building design, site design requirements can also help ensure quality developments,
especially in instances where buildings of different scale or use are located next to one another.
Many communities find this particularly important along boundaries and edges, for example, where
a residential building or zone is next to a non-residential building or zone. Standards for additional
building setbacks along shared property lines, or stepbacks where higher floors of taller buildings
are pulled back from the building edge so the larger structure does not “loom over” smaller
neighboring ones as illustrated in the image above. These same standards can be applied at a scale
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greater than individual adjacent lots, smoothing transitions between lower and higher intensity use
areas, such as commercial strips next to residential neighborhoods. At this scale, standards might
include building stepback requirements, articulation standards, modified height limits, or other
measures to function as neighborhood protection standards.

Mobility and Connectivity
The ability to move easily around Grand Junction is important to residents, and the importance of
maintaining and enhancing connections is reflected across One Grand Junction, particularly in
Principle 5. The new Mobility and Connectivity section will include standards that address
connectivity between lots and streets, streets and streets, the provision of sidewalks, requirements
for complete streets, and overall neighborhood development for both new development and
redevelopment. The mobility provisions will focus on providing walkable, rollable, and bikeable
connections throughout the City.

CHAPTER 21.06 COMMUNITY STEWARDSHIP AND RESILIENCE
Purpose and Organization
The purpose of this new Z&DC section will be to establish standards that reinforce the long-term
safety and sustainability of development in Grand Junction. This will include specifying where and
how renewable energy systems can be used, site development standards that minimize water use,
and required connections between development and outdoor recreation. This chapter will also
include regulations designed to protect environmentally sensitive areas and limit development in
those areas prone to natural hazards.
The new sustainability, environmentally sensitive areas, and hazards chapter will include the
following sections:

Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

Organizational Comments

Chapter 21.06 –Sustainability, Environmentally Sensitive Areas, and Hazards
21.07.020
Environmental/Sensitive
Lands Regulations

21.07.010 Flood Damage
Protection

21.06.010
Environmental/Sensitive
Lands Regulations

Includes standards for wildfire,
wildlife habitat protection, hillside
development, ridgeline development,
natural resources, and geologic
hazards

21.06.020 Renewable Energy
Systems (wind/solar)

Carry forward solar, discuss need for
accessory wind standards

21.06.030 Flood Damage
Protection

Content Updates
Much of the basic stewardship and resilience work of the updated Z&DC will take place in the core
zone district and site layout standards. These standards will encourage compact, walkable, waterfriendly development while setting a path for redevelopment that makes the most of existing
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infrastructure resources and limits residential and commercial encroachment into protected
agricultural and industrial areas.

Sensitive Lands and Hazards
The consultant team heard feedback about needed revisions to the hillside standards, and we will
review all of the sensitive lands and hazards standards to ensure they are up-to-date and have
sufficient procedures to ensure comprehensive review.

CHAPTER 21.07 LANDSCAPING, BUFFERING, AND SCREENING
The City is currently in the process of updating the landscaping standards. The adopted version of
those standards will be incorporated into this Chapter and revised as needed to work with other
updated Z&DC zone districts, uses, and standards.

CHAPTER 21.08 VEHICLE PARKING AND LOADING
Purpose and Organization
The updated vehicle parking and loading chapter will include the following sections:

Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

Organizational Comments

Chapter 21.08 – Off-Street Parking, Loading, Bicycles, and Electric Vehicles
21.06.050 Off-Street Parking,
Loading, and Bicycle Storage

21.08.010 Off-Street Parking
and Loading
21.08.020 Bicycle Parking and
Storage
21.08.030 Electric Vehicle
Charging

Placeholder section for new
standards

Content Updates
During our early community outreach, the consultant team heard some comments about parking
issues, but those comments did not coalesce into a set of specific concerns. One Grand Junction
includes equally unspecific recommendations, such as: Policy 6.g, Parking: Allow for sufficient
parking that does not unduly burden businesses with the cost of building or maintaining surface
lots. The consultant team will discuss how to proceed with parking changes with City staff and the
Z&DC Code Committee at the start of the parking standards drafting process.

Better Define the Goals and Impacts of Off-Street Parking
When revising the parking standards, the consultant team anticipates first facilitating a larger
conversation with the community about the need to require off-street parking at all. This is in
keeping with similar conversations taking place across the county. Local governments are
increasingly leaving parking decisions to developers, allowing the amount of parking provided to be
based on what the developer determines to be needed for the development.
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Self-reported map of communities that have reduced or eliminated parking minimums
(Strong Towns)

Align Required Off-Street Parking with Development Character
The Z&DC currently includes standards that limit the requirement for new parking Downtown (B-2
zone district), but otherwise requires the application of a uniform set of parking standards across
the city. This approach may work in a smaller, less developmentally diverse community, but Grand
Junction may want to consider establishing some gradations of parking requirements. Depending on
the outcome of the “should there be parking standards?” discussion, specific updates are anticipated
to include changes in required minimum parking ratios that are targeted to zone district categories
(such as rural and recreation parking standards) or development types (such as mixed-use parking
standards). Other changes may include standardizing parking requirements based on building
square footage rather than employee or seat count, and a more detailed break-out of use categories
to create a more targeted set of parking standards and reductions. We will also explore the creation
of maximum parking standards that can be used in conjunction with stormwater management
requirements and to limit the creation of lightly-used surface parking in Grand Junction’s more
urban areas.

Consider Reduced Base Parking Requirements for Affordable Housing
According to the Housing Strategy, “[a]lthough the city’s parking requirements are not atypical, many
cities are adopting lower parking standards for more urban areas, particularly for multifamily
housing. For housing in areas of mixed use and served by transit, walking and/or biking, Grand
Junction might consider adjusting those standards downward to maximize development potential
and reduce overall project costs.” This can be accomplished as part of the creation of more diverse
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parking standards as described in the previous section, and can serve both all housing and
affordable housing.

Make Parking Reductions and Shared Parking Easier
Currently, the Z&DC includes a number of options for parking reductions, including:


Reductions based on a use-specific parking study



Credit for on-street parking



Allowance of off-site parking within a certain distance from the site



Shared parking



Valet parking

The barrier to including these approaches, though, is that they are hidden behind a regulatory pay
wall – applicants must obtain approval of an alternative parking plan and, for some reductions, pay
for a parking study. Many communities treat these parking reduction approaches as part of the
parking calculation and approve them as part of the site plan process without any additional
discretion.
Within this list, one parking approach change that can be used to manage the creation and
maintenance of excess surface parking is making the provision of shared parking easier through the
creation of pre-established shared parking percentages. In the current Z&DC, applicants have to pay
for the preparation of a parking study to share parking between uses with different peak parking
times. Rather than making this determination on a case-by-case basis, some communities have
established a standard matrix that specifies how shared parking works across different uses.
Applicants that can meet the shared percentages are approved for shared parking. The updated
Z&DC draft will include these proposed changes to the parking standards for community review.

Incorporate More Robust Standards for Bicycle Parking and Electric Vehicle
Charging
In order to best support One Grand Junction’s vision of a connected community for bicycle users, the
Z&DC must include requirements for adequate and safe storage of bicycles. The current Z&DC
includes limited requirements for bicycle storage (1 space per 20 vehicle spaces) and does not
specify standards related to the location or design of bicycle facilities (e.g., bicycle spaces shall be
located within 50 feet from a public building entrance). As mentioned for off-street vehicle parking
spaces, above, there is an opportunity to tailor the amount of bicycle parking required and other
design considerations to the development character.
One Grand Junction Policy 8.g. reads “…expand electric vehicle charging stations as part of the City’s
infrastructure…” The current Z&DC does not include requirements for electric vehicle charging
stations. Many communities around Colorado, including along the West Slope, are taking varied
approaches to allowing for, encouraging, and requiring electric vehicle parking spaces. Some
communities require the full installation of a charger, others require the supportive infrastructure
(e.g., conduit and electric outlets), and others take a tiered approach based on parking lot size, zone
district, or use. Further discussion is required to find the right approach that best supports Grand
Junction’s transportation network.
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CHAPTER 21.09 SUBDIVISION STANDARDS
Purpose and Organization
This chapter contains the City’s regulations for how subdivisions are designed along with the
infrastructure and public utilities that must be provided to serve proposed development or
redevelopment.

Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

Organizational Comments

Chapter 21.09 – Subdivision Standards
21.06.060 Subdivision
Standards

21.09 Subdivision Standards

Content Updates
Evaluate Parks, Open Space, and Trail Dedication and Development
Community Input 1. In the stakeholder meetings, community representatives expressed concerns
with the current Z&DC requirement in both subdivision and site plan to dedicate and build trails,
pointing out requirements for disconnected trail segments and parks that have been dedicated but
not developed.
As the consultant team has started exploring this issue, it appears that the construction requirement
creates a cost burden for smaller developments. Because trails are considered a part of Grand
Junction’s active transportation system, the consultant team will work with staff to explore options
for a more equitable cost-sharing approach.
Community Input 2. When asked if they agreed if the requirements of the Z&DC result in adequate
public parks and open space, majority of survey respondents (52%) strongly disagreed or disagreed.
Additionally, many respondents mentioned the preservation of open space as a major concern
related to future development in the City. A few respondents highlighted existing high quality open
spaces as the feature that makes certain areas or neighborhoods more attractive to live or visit. In
addition to protecting open spaces, respondents emphasized the importance of water conservation
(e.g., prioritizing or incentivizing development that uses existing infrastructure) and providing
natural amenities such as community gardens, parks, trails, and open spaces near housing.

Redevelopment and Infrastructure
Typically, when moving from a new development-oriented code to a code that also focuses on
redevelopment, communities will have issues when applying infrastructure requirements to already
created lots. As needed, the Z&DC updated will include clear identification of the applicability of
required improvements and services by project type, such as: residential, mixed-use, nonresidential,
infill, and redevelopment, rather than by approval type, such as subdivision or rezoning.

Specific Standards
The consultant team received stakeholder feedback about the over-lighting of public streets in
subdivisions and the expense of undergrounding utilities. These issues are typically regulated in
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external subdivision design standards, such as the TEDS standards. We are recording them here to
encourage further City conversation about the impacts of these requirements.

Creation of HOAs
The long-term role of HOAs was raised as a frequent issue during our April outreach meetings. While
HOAs exist outside of the Z&DC, the subdivision standards and approval processes can play a major
part in the need for and creation of HOAs. The consultant team will explore this issue with the
community as part of the Z&DC updates.

CHAPTER 21.10 SIGN STANDARDS
Purpose and Organization
This chapter contains the City’s sign regulations and will be evaluated and revised to ensure they are
meeting the City’s policy goals, are user-friendly, and are enforceable.

Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

Organizational Comments

Chapter 21.10 – Sign Regulations
21.06.070 Sign Regulations

21.10 Sign Regulations

Content Updates
The consultant team received a few limited comments about the substance of the sign regulations,
which were recently updated and appear to be generally content-neutral and in compliance with
recent United States Supreme Court requirements. These comments were focused on sign size and
aesthetics, particularly along major corridors in Grand Junction. We will explore these issues further
in the drafting process, as well as updating and refining the sign code as needed to reflect the
creation of new zone districts that are not currently included in the regulations.

CHAPTER 21.11 OUTDOOR LIGHTING
Purpose and Organization
The outdoor lighting standards are designed to establish requirements for lighting in public places,
lighting required for night-time safety, and to limit or prevent light pollution that can interfere with
the ability to see the night sky.

Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

Organizational Comments

Chapter 21.11 -Outdoor Lighting
21.06.060 Outdoor Lighting

21.11 Outdoor Lighting

Content Updates
We heard through the survey and One Grand Junction Principle 3, Policy 4.e, Outdoor Lighting:
Protect night skies and light from urban development, that updating the current outdoor lighting
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standards to provide more dark-skies protection is important to the community. The current
standards are fairly minimal and do not include some of the light measurement requirements that
more modern lighting regulations can include.

Revise the Baseline Standards to Include Measurable Requirements
The current outdoor lighting standards can be improved by adding specific standards in places
where the code is ambiguous and by creating site or use-specific standards. This would include
standards identifying where and how to measure light trespass between neighboring uses,
standards for parking lot lighting intensity near building entrances, lighting requirements for
pedestrian and recreation areas, and measurable timeframes for turning off commercial lighting
after hours.
The current outdoor lighting standards also include many optional provisions that “encourage”
specific activities; these can be revised as requirements.

Expand Regulations to Protect Night Sky Visibility
Read generously, the current outdoor lighting standards may require some night sky protections.
These standards can be updated to include specific dark sky standards for outdoor lighting and
fixtures and may include:


Expanding the list of prohibited lighting types;



Integrating additional lighting type and efficiency standards (e.g., maximum energy
consumed, light sources, and correlated color temperature); and



Adding specific standards for other lighting types, similar to parking lot lighting, including
canopy lighting, pedestrian-scaled lighting, and landscape lighting.

CHAPTER 21.12 NONCONFORMITIES
Purpose and Organization
The nonconformities chapter identifies how Grand Junction addresses lots, structures, uses, and
“site elements” such as parking or landscaping, that were legally established (presumptively) but that
do not comply with the regulations applicable to the site.

Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

Organizational Comments

Chapter 21.12 – Nonconformities
21.08.010 Nonconformities In
General

21.12.010 Nonconformities In
General

21.08.020 Nonconforming
Uses

21.12.020 Nonconforming
Uses

21.08.030 Nonconforming
Structures

21.12.030 Nonconforming
Structures

21.08.040 Nonconforming
Sites

21.12.040 Nonconforming
Sites
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Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

21.08.050 Nonconforming
Lots/Parcels

21.12.050 Nonconforming
Lots/Parcels

Organizational Comments

Content Updates
The current standards establish only the basics in terms of nonconformity regulations, defining
nonconforming uses, structures, and lots and establishing the standards for continuance or
requirement for discontinuance. The current standards are not as strict as some nonconformity
standards we’ve worked with, but declaring structures and uses nonconforming can have
unintended detrimental consequences. It is likely that the application of the regulations has still
resulted in some development in Grand Junction being unnecessarily frozen in time.
We recommend revising nonconformity regulations to move to a more flexible approach that
groups nonconformities as “minor” and “major.” Minor nonconformities will be treated more like
conforming uses and structures with property owners encouraged to reinvest and update the
properties and uses, even if this could result in the expansion of the nonconformity. Major
nonconformities, typically restricted life safety hazards or development that is extensively
inappropriate for the surrounding area, will be limited to those situations that are the most
impactful on the overall community.

CHAPTER 21.13 VIOLATIONS AND ENFORCEMENT
Purpose and Organization
The violations and enforcement chapter identifies specific and general activities that are Z&DC
violations and describes the options available to the City to enforce the provisions of the Code.

Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

Organizational Comments

Chapter 21.13 – Violations and Enforcement
21.09.010 Director

21.13.010 Director

21.09.020 Inspection

21.13.020 Inspection

21.09.030 Code Violations and
Enforcement

21.13.030 Code Violations and
Enforcement

21.09.040 Continuing
Violations

21.13.040 Continuing
Violations

21.09.050 Civil Remedies And
Enforcement Powers

21.13.050 Civil Remedies And
Enforcement Powers

21.09.060 Criminal Penalty

21.13.060 Criminal Penalty
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Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

21.09.070 Enforcement
Procedures

21.13.070 Enforcement
Procedures

21.09.080 Continued
Compliance

21.13.080 Continued
Compliance

21.09.090 Enforcement and
Revocation

21.13.090 Enforcement and
Revocation

Organizational Comments

Content Updates
The current enforcement regulations are in good shape and will be carried forward into the updated
Z&DC. The consultant team will work with Staff to ensure that any needed updates are incorporated.

CHAPTER 21.14 MEASUREMENTS AND DEFINITIONS
Purpose and Organization
The measurements and definitions chapter provides a set of standardized measurements that can
be used across the Z&DC and defines the specific terms used in different parts of the Code.

Grand Junction Z&DC Proposed Organization
Current Sections

New Organization

Organizational Comments

Chapter 21.14 - Measurements and Definitions
21.14.010 Measurements
21.10 Definitions

New section to identify standard
measurements

21.14.020 Definitions

Content Updates
General Definitions
A good definitions chapter is key to the transparency, efficiency, and predictability of any land use
code. The definitions section should include current definitions of all uses, terms that have Codespecific uses, and all site and structure standards that are required on a lot or building. A complete
set of zoning definitions goes a long way toward providing clarity in code interpretations and makes
the Z&DC easier to use for both staff and the public.
Overall, the current definitions appear to be in good shape. As we work through the updated drafts,
we will concurrently review and update the related terms in the definitions; for example, as we draft
Installment 1, Zone Districts and Uses, we will update terms and measurements related to the
districts and all of the uses. This may include defining housing uses and structures such as triplexes,
fourplexes, townhomes, rowhomes, courtyard cottages, patio homes, tiny homes, and low-to-midrise apartments.
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Definition sections in older codes frequently contain substantive standards within the definition of
terms. As we find those standards during our review, we will revise the definition and move the
standards to the appropriate regulatory sections of the Z&DC so that they are easy to find. Similarly,
the use-specific standards in the current Z&DC include a number of definitions that should be
located in the definition section. These definitions will be moved and updated as needed.

Measurements
Understanding how dimensions or distances are measured can be challenging in many zoning
codes. We find that codes are: (1) silent about common measurements, (2) combine the
measurements with definitions, or (3) scatter the measurement instructions in specific standards.
We recommend that the updated Z&DC include rules of measurement for at least the following
standards: lot area, lot width, lot depth, lot lines (front, side, and rear), building coverage, total lot
coverage, setbacks, and height. Illustrations will be provided showing how to make certain
measurements, such as setbacks on flag lots, pie-shaped lots, and lots with no street frontage. We
will work with Staff throughout the drafting process to develop a list of measurements to be
included and illustrated
Sample illustration of yard types and measurements from another community
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Conclusion and Next Steps
The Grand Junction Planning Staff and consultant team will schedule stakeholder and public review
meetings to discuss this Code Assessment report and gather any additional information that will be
helpful to the project at this phase. This Assessment will not be updated following the review
meetings, but a summary of comments will be posted to the project website along with this final
version of the Code Assessment.
The Z&DC updates will be drafted and reviewed across the second half of 2022 generally as follows:

Module 1

Administration and Procedures

21.01

General Provisions

21.02

Administration and Procedures

21.12

Nonconformities

21.13

Violations and Enforcement

21.14

Measurements and Definitions

Module 2

Zone Districts and Uses

21.04

Use Standards

21.14

Measurements and Definitions

Module 3

Mid-August

Zone Districts and Uses

21.03

Development Standards 1
Site and Structure Development Standards

21.08

Parking, Loading, Bikes

21.09

Subdivision Standards

21.10

Sign Standards

21.14

Measurements and Definitions

21.06

Community Resilience

21.07

Landscaping, Buffering, and Screening

21.11

Outdoor Lighting

21.14

Measurements and Definitions

Art. 21

Preliminary Draft

Art. 21

Public Review Draft

Public Draft

Mid-October

Development Standards 2

Full Draft Z&DC

Public Draft
Mid-September

21.05

Module 4

Public Draft

Public Draft
Mid-November
Public Draft
TBD 2023

This schedule is subject to adjustment based on the amount of review and community discussion
requested for specific modules or issues. Project stakeholders and the public will be invited to
review and comment on each draft module of the Z&DC as it is completed. City staff and consultant
team will schedule a range of public review and input meetings to ensure that those who wish to
participate are given multiple options to do so.
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Appendix A: Additional One Grand Junction Principles
and Community Plans
ONE GRAND JUNCTION PRINCIPLES
In addition to the land use goals and policies in Principles 3 and 5, the following principles, goals,
and policies are land-use related and will be reflected in the Z&DC update:

Principle 1: Collective Identity
Grand Junction’s collective identity is described by a strong sense of place, in a growing community
that values both its agricultural roots and its growing and changing economy. Preserving, promoting,
and celebrating Grand Junction’s identity, diversity, and history can be supported by implementing
the following (OGJ pg. 15):


Policy 1.e, Heritage Preservation: Emphasizing the economic benefits of historic preservation
and heritage tourism; and



Policy 1.g, Agricultural and Industrial Roots: Supporting the retention and evolution of
agriculture, industry, and other sectors with deep roots in the local economy.

Principle 2: Resilient and Diverse Economy
Coming out of the Great Recession, Grand Junction has focused on encouraging a more broadbased, sustainable, and balanced economy. Updating the Z&DC to support the City’s efforts toward
a resilient and diverse economy will include implementing the following (OGJ pgs. 17-18):
Policy 2.a, Quality of Life: Invest in attainable housing, access to open space, arts and culture, and
new recreational amenities;


Policy 2.c, Urban Reinvestment: Continue efforts to revitalize Downtown and other mixed-use
areas;



Policy 3.c Agricultural Products: Capitalize on agriculture and agriculture-related industries;



Policy 3.d, Encroachment: Protect key industrial areas from encroachment by potentially
incompatible land uses or conversion to alternative uses;



Goal 4: Support the expansion of a responsible and sustainable tourism industry;



Policy 6.a, Attainable Housing: Invest in the development of attainable housing;



Policy 6.d, Regional Amenities: Continue to invest in parks, recreation, and a connected trail
system; and



Policy 6.g, Parking: Allow for sufficient parking that does not unduly burden businesses with
the cost of building or maintaining surface lots.

Principle 4: Downtown and University Districts
As a popular destination for outdoor enthusiasts and tourists, Grand Junction’s Downtown offers
both tourists and residents a variety of amenities including hotels, restaurants, and other local
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businesses. Located just outside of Downtown, the areas around Colorado Mesa University attracts
local and outside students, researchers, educators, and other administrators. The City is focused on
investing in and improving upon these key districts in order to create a flourishing Downtown and a
well-connected University district that prioritizes bicycle and pedestrian connections. The Z&DC
update can help implement the following (OGJ pgs. 23-24):
Goal 1: Cultivate energetic and livable greater Downtown and University districts that balance the
needs of residents, students, and visitors;


Policy 1.a, Mix of Uses: Support a mix of uses that tailors allowances based on the subdistricts
of the Downtown district (Main Street, Historic Residential Core, Rail District, River District) and
the University district;



Policy 1.c, Housing Options: Encourage a variety of housing options at a range of price points;



Policy 1.d, Neighborhood Services: Allow a variety of neighborhood-serving businesses such as
grocers, childcare facilities, small medical offices, and other basic services;



Policy 2.a, Pedestrian and Bicycle Network: Enhance bicycle and pedestrian connections and
infrastructure including bicycle parking facilities and other access and connectivity
improvements;



Policy 3.a, Diversification of Downtown Economic Base: Allow a mix of residential,
commercial, and industrial uses to support the creation of a “Tech and Rec” hub Downtown;



Policy 3.b, Tourism, Arts, and Entertainment: Allow a mix of entertainment and recreation
uses that appeal to a diverse demographic;



Policy 3.d, Design for Knowledge: Incorporate urban design standards in the University district
that foster creativity and establish a strong local character; and



Policy 3.e and f, Underutilized Properties and Adaptive Reuse: Encourage the
redevelopment of underutilized property and the adaptive reuse and rehabilitation of historic
residences through incentives or other regulatory tools.

Principle 6: Efficient and Connected Transportation
Most current Grand Junction residents’ primary form of transportation is personal vehicles.
However, due to rising traffic levels, limited funding for transportation projects, and a growing
demand for non-motorized modes of travel (e.g., biking, transit, and walking), One Grand Junction
promotes widespread improvements to the City’s transportation system. While improvements to the
existing vehicular network are included, the main focus is on expanding and connecting a safe
network of transit and biking/walking trails. The Z&DC update can help implement the following (OGJ
pgs. 32-34):
Policy 1.a, Balanced Modes: Balance the safety and needs of all transportation modes in
development review;


Policy 1.f, Complete Streets: Implement the adopted Complete Streets Policy through
connectivity requirements for streets, sidewalks, and other pedestrian or bicycle routes;



Policy 2.g, Parking: Ensure adequate motorized and non-motorized parking options;
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Policy 3.b, Airport Development: Protect critical flight path areas from development that poses
risks to flight safety;



Policy 3.c, Airport Noise: Mitigate noise impact from airport activities on surrounding
development;



Policy 4.d, First and Last Mile Connections: Prioritize and require pedestrian and bicycle
improvements when in close proximity to transit service;



Policy 4.e, Bicycle Facilities: Require the integration of bicycle parking and other facilities (e.g.
showers and lockers) as part of new development;



Policy 4.f, Transit-Supportive Development: Encourage higher density development in
regional and employment centers, along urban corridors, and other locations served by transit;
and



Policy 5.a and b, Prepare for an Automated Future and Transportation Infrastructure:
Implement best practices in parking, access, and site design regulation related to the integration
of electric vehicles (EVs), autonomous vehicles (AVs), drones and other delivery services into the
overall transportation network.

Principle 7: Great Places and Recreation
Beyond its location between acres public land to recreate within, Grand Junction is home to many
public parks and facilities, including a variety of recreation programs and activities, regional
destinations (e.g., Main Street) and hosts a variety of local, regional, and national events (e.g., Junior
College World Series). Grand Junction also has a thriving arts and cultural community with many
opportunities for artists, residents, and visitors to create and experience a variety of art, theater,
museums and other cultural programs. The Z&DC can help implement the following (OGJ pgs. 3839):Policy 1.a, New Parks: Require new parks are dedicated and constructed, prioritizing high
growth and low service level areas;


Policy 1.c, Open Space, Greenways, and Trails Network: Support the implementation of an
interconnected network within the urbanizing area of the city;



Policy 2.b, Recreational Opportunities: Provide access to active and passive recreational
opportunities within walking distance of most neighborhoods;



Policy 2.c, Connectivity: Implement an interconnected network of shared-use trails between
residences and other community facilities and basic services (e.g. groceries and healthcare);



Goal 3: Foster opportunities to bring people together by developing great public spaces;



Policy 4.d, Infill and Redevelopment Support: Encourage maker-spaces, live-work
opportunities, or other creative activities in rehabilitated or adaptive reuse properties;



Policy 5.b, Access Points: Require new development to provide public access points to existing
and planned trails; and



Policy 5.c, Flexible Design: Encourage cluster development, flexible lot sizes, and other
innovation site design standards that protect open space, sensitive lands, and cultural resources.
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Principle 8: Resource Stewardship
Rivers, agricultural land, recreational opportunities, unrivaled and panoramic geology are all natural
features and resources that make Grand Junction a great place to live. Preserving, maintaining, and
restoring these natural features is key in ensuring the health of the City’s recreation, growth, and
economy presently and in the future. Environmental stewardship requires careful attention to the
City’s growth and development to minimize impacts to the river system, water resources, wildlife,
and other resources that contribute to the community’s character and residents’ well being. The
Z&DC update can help implement the following (OGJ pg. 42):
Policy 1.b, Drought Tolerant Landscaping: Promote the use of native and/or drought-tolerant
plant materials and other water conservation landscaping techniques;


Policy 1.c, Pervious Surfaces: Encourage the use of pervious surfaces that allow on-site
infiltration of storm water;



Policy 2.a, Maximizing Infrastructure: Concentrate urban development in areas that maximize
existing infrastructure, preserve agricultural land, and meet other resource stewardship goals;



Policy 2.b, Greener Building: Incentivize development projects that maximize energy and water
efficiency in both new buildings and redevelopment;



Policy 3.c, Integrate Land Use with Transportation: Promote development in centers and
corridors to reduce vehicle trips and encourage walkability;



Policy 3.g, EV Charging: Allow and/or require electric vehicle charging stations throughout the
city;



Goal 4: Preserve unique assets, such as scenic, riparian, recreation areas, and wildlife habitat;
and



Policy 5.c, Tree Installation, Replacement, and Protection: Protect healthy, established trees
and plant new water-wise trees species in new development, infill/redevelopment and major
renovations.

Principle 10: Safe, Healthy, and Inclusive Community
Due to its position as a relatively isolated regional hub, Grand Junction faces unique public health
and safety needs and challenges. One Grand Junction envisions a community that prioritizes public
health with widespread access to quality and affordable health services and responds to
emergencies or other safety concerns in a coordinated and collaborative manner. The Z&DC update
can help implement the following (OGJ pg. 47):
Policy 2.b, Access: Ensure access to health and human services by co-location higher-density
housing and assisted living facilities near existing health facilities, transit service, parks and other
services; and
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Goal 4: Promote a safe and more resilient community through the implementation of hazard
mitigation techniques addressing geologic and wildfire hazards and flood management;
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Principle 11: Effective and Transparent Government
The City is dedicated to providing high-quality services that respond to the needs of its residents,
visitors, employees, and businesses in the city. The City is committed to providing opportunities for
meaningful citizen involvement and maintaining a transparent communication and decision-making
processes that ultimately fosters a culture of collaboration and accountability. The Z&DC update can
help implement the following (OGJ pg. 49):
Goal 2: Provide opportunities for meaningful and inclusive community involvement by ensuring
decision-making processed are clear, open, and well documented and the public has a range of
opportunities and approaches (with adequate translation services) to provide feedback;


Policy 3.e, Equitable Considerations: Include equity considerations in decision-making process
and ensure regulations do not disproportionately affect a particular group or geographic
location; and



Policy 3.i, Universal Design: Improve access to public facilities, businesses, and residences for
those with physical or other disabilities.

NEIGHBORHOOD AND SUBAREA PLANS AND OVERLAYS
Grand Junction has a number of adopted neighborhood and subarea plans that take a deeper dive
into place-specific planning goals and policies. These plans will be reviewed as part of the Z&DC
update process and potentially used to guide specific drafting decisions.
The following descriptions are taken from the One Grand Junction Comprehensive Plan.

Greater Downtown Plan (2013)
The plan includes three subdistricts: Downtown, Rail, and River, and provides goals and policies for
each district. Each was analyzed separately due to its unique characteristics, and each includes
specific recommendations and implementation actions. The plan incorporates an overlay district as
part of the recommendations and guides zoning and streetscape design for primary corridors in the
Downtown area. Recommendations and implementation strategies are provided, including
proposed zoning, future land use recommendations, policies around traffic analysis, and
identification of major street corridors.

Orchard Mesa Neighborhood Plan (2014)
The plan focuses on managing growth in the Orchard Mesa neighborhood with specific emphasis on
community image, rural resources, housing trends, economic development, public services,
stormwater, future land use and zoning, and open space and trails. The plan implements a blended
residential land use map to provide additional housing opportunities within the Orchard Mesa Plan
area.

North Avenue Neighborhood Plan (2007, 2011)
The plan promotes the revitalization of the North Avenue thoroughfare from the Interstate 70
Business Loop to 29 Road. Components include a Student and Entertainment District, a mixed-use
Neighborhood Center, higher-density residential neighborhoods, civic gathering spaces throughout,
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and a regional retail anchor on the east end of the corridor. In 2011 a corresponding zoning overlay
district was established.

H Road/Northwest Area Plan (2006)
The plan addresses the development of a 250-acre area around the 21 ½ Road and H Road
intersection. It includes the reclassification of rural land uses to commercial and industrial. The
plan’s policies and performance standards mitigate impacts on residential neighborhoods and
establish a street network to accommodate potential growth.

Pear Park Neighborhood Plan (2004)
The plan focuses on managing and directing growth and development as this largely unincorporated
area on the southeast side of the City becomes annexed into Grand Junction. Establishing a
transportation, circulation, and access plan; providing adequate schools and other community
facilities and services; and establishing higher density residential and neighborhood commercial
uses are goals of this Plan.

Redlands Neighborhood Plan (2002)
The plan creates a growth management plan to remove inconsistencies in the future land use map.
Created for the Redlands Planning Area on the west side of the City, the plan examines geological
hazards, mineral resources, potential impacts to wildlife, and open space and trailhead access. The
goals for the plan include character preservation, maintaining the Fruita-Grand Junction buffer zone,
and natural area conservation.

OTHER PLANS AND POLICIES RELEVANT TO THE Z&DC UPDATE
Grand Valley 2045 Regional Transportation Plan (2020)
The Grand Valley 2045 Regional Transportation Plan (RTP) was adopted to maintain the region’s
transportation system, ensure the efficient movement of people and goods, and support future
growth and development. The RTP vision statement is as follows: “Travel in the Grand Valley will be on
well-maintained roadways that are safe and accessible for people walking, biking, driving, and taking
transit, and will leverage partnerships and reliable funding sources for enhancing multimodal travel for
users of all ages and abilities.” The RTP is framed around goal statements for Active Transportation,
Transit, Regional Roadways, Safety, Freight, Funding, and Maintenance.

Vibrant Together: A Downtown Initiative (2019)
The Plan was developed by the Downtown Development Authority (DDA) and adopted by the City in
2019. Vibrant Together recognizes that Grand Junction’s Downtown is a hub for the region, and a
central place for culture, commerce, and activity. Specific strategies include improving the
pedestrian environment of Downtown’s north-south oriented streets, activating alleyways, reducing
the negative impacts of large parking lots, prioritizing adaptive reuse of historical structures, and
leveraging a variety of financial tools for reinvestment in Downtown. The plan’s goals are consistent
with the One Grand Junction Comprehensive Plan, and the two documents should be used in
coordination.
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Complete Streets Policy (2018)
The City adopted a Complete Streets Policy in 2018 to develop a safe, efficient, and reliable travel
network of streets, sidewalks, and urban trails throughout the community to equitably serve all
users and modes of transportation. The policy establishes complete streets principles to encourage
street design that enables safe use and mobility for people of all ages and abilities, whether they are
traveling as pedestrians, bicyclists, transit riders, or drivers. It also sets context-sensitive design
standards and approaches for all construction and reconstruction of the city’s transportation
system.

Strategic Cultural Plan (2017)
The Strategic Cultural Plan identifies the necessity of “planning for culture” to envision and realize
Grand Junction’s character and spirit. The plan notes that while places evolve organically, focused
effort can help to create a vibrant environment. To that end, the plan’s goals, strategies, and actions
include the areas of:


Arts Education



Creative Districts and Creative Industries



Economic Impact



History, Science and Culture



Public Art



Urban Planning and Cultural Facilities

The plan’s goal to successfully establish a Colorado Creative Industries Creative District was realized
in formation of the Grand Junction Downtown Creative District in 2019. The District is known for its
public art, artists, and galleries which help make Downtown a lively and appealing destination.

Circulation Plan (2018)
The Circulation Plan establishes a comprehensive approach to transportation planning through the
four Plan Elements. Conceptual and corridor maps are included to aid decision makers and city and
county staff to improve the transportation systems. The Circulation Plan includes:


The Network Map of important corridors and linkages



The Street Function Classification Map



The Active Transportation Corridors Map



Specific Strategies and Policies.

The Circulation Plan’s vision is to create a safe, balanced and environmentally sensitive multi-modal,
urban transportation system that supports greater social interaction, facilitates the movement of
people and goods, and encourages active living, mobility independence, and convenient access to
goods and services for all users.
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Appendix B: Community Survey
To help kick-off interest in the project and gather initial feedback, a general survey, available in both
English and Spanish, was made available on the project website and widely advertised through a
variety of media channels. The survey is still open and available here:
https://www.gjcity.org/1221/Zoning-and-Development-Code-Update. The following summary was
produced based on all data collected as of June 6th.
The initial section of the survey asked respondents generally about their familiarity with and use of
the Z&DC. The majority of respondents (71%) have never used the Z&DC and a large portion
expressed interest in, but were unable to attend, a planning, zoning, or subdivision process or
project in the City (45%). Some respondents have attended City Council or other area-specific
meetings, but noted that there is a lack of information available about when and where meetings
occur and how to participate in the process.
The next section of the survey asked respondents about various aspects of the built environment
and respondents’ experiences living in the city and their priorities for development that the Z&DC
update needs to address. The final section of the survey asked respondents to describe themselves
and preferences for future outreach events and opportunities. The majority of respondents were
residents and property owners (85%) and the most frequently chosen times and places to
participate in public meetings were weekday evenings in a location within a neighborhood, at a
community center, a library, or high school or virtually online.
Feedback received on this survey will be used by the project team to inform the Z&DC update and
help identify what is working well, where to focus improvements, and topics that may require more
targeted education or outreach opportunities (e.g., affordable housing).
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Q1 How often have you used the Z&DC in the past 12 months?
Answered: 225

Skipped: 5

Every week
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Every week

2.22%

5
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7

About once a month

5.33%

12

5-10 times during the year

18.22%

41

Never

71.11%

160

TOTAL

225
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Q2 Which section(s) of the current Z&DC are you most familiar with?
Answered: 217

Skipped: 13

Zoning/Use
Table (all)
Subdivision
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ANSWER CHOICES

RESPONSES

Zoning/Use Table (all)

17.05%

37

Subdivision (all)

15.21%

33

Administration and Procedures

7.37%

16

Overlay(s)

6.91%

15

Planned Development

16.59%

36

Development Standards (landscaping, parking, signs, lighting, parks)

17.05%

37

Special Regulations (hillside, steep slopes, floodplain)

4.61%

10

Enforcement/Non-Conformities

11.06%

24

I do not use the regulations

51.61%

112

Other (please specify)

5.53%

12

Total Respondents: 217
#

OTHER (PLEASE SPECIFY)

DATE

1

Off street and on street parking

5/25/2022 1:23 PM

2

I've called code enforcement a few times since 1995

4/25/2022 3:00 PM

3

My neighborhood and some general press

4/11/2022 7:08 PM

4

Though very interested in this issue, I was not aware of the existence of Z&DC. I think there is
a very serious communication problem in GJ.

4/11/2022 12:42 PM

5

none

4/11/2022 9:33 AM

6

None

4/8/2022 1:54 PM

7

It has been a while, I use plannned development and Zoning for real estate

4/6/2022 9:52 AM

8

Never used any of these sections

4/5/2022 9:18 PM

9

Accessory dwelling units downtown

4/5/2022 5:50 PM

10

Have no idea what you are talking about.

4/5/2022 5:18 PM

11

Not sure

4/5/2022 4:16 PM

12

Not familiar

4/5/2022 3:25 PM
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Q3 Have you ever participated in a planning, zoning, or subdivision
process or project in the City?
Answered: 221

Skipped: 9
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applicant
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Yes, as an applicant

9.05%

20

Yes, as a community member providing input or information on a project (either in support of or opposed to)

28.05%

62

Yes, as a member of a board or committee for a City planning, zoning, or subdivision project

3.17%

7

No, I have been interested but not able to attend

42.99%

95

No, I have not been interested

16.74%

37

TOTAL

221

#

WOULD YOU LIKE TO PROVIDE ANY ADDITIONAL INFORMATION?

DATE

1

I have attended city council meetings.

4/25/2022 3:00 PM

2

I am extremely concerned about my mothers property and all the illegal things that continue to
carry on at that property. It has been called in by every neighbor. I myself, have gone to the
PD, to speak with a officer several times, waited over a hour sometimes longer, have never
been available to speak to one.

4/25/2022 8:48 AM

3

Practiced as an attorney in GJ for clients with development issues.

4/12/2022 10:06 AM

4

Nothing says buzz off like bureatic gobbly-gook instead of words. Where are the Z&DC on you
web site? Oops.

4/11/2022 4:25 PM

5

I would like to participate - need the info as to when and where.

4/11/2022 12:42 PM

6

I have attended meetings concerning the area south of Riverside and see some signs posted
for hearings Am interested as I live in the area.

4/8/2022 10:51 PM

7

As a business owner years ago

4/6/2022 1:50 PM
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8

Deer Ceek Subdivision. The new Subdivision will have access through Alpine Meadows and
Sedona, which will add an estimated 200 cars per day on already failing streets.

4/6/2022 12:14 PM

9

my input seems to not be as important as the developers that are taking the city project
managers out to lunch or coffee. I've seen them frequenting places on Main Street.

4/6/2022 9:55 AM

10

I have participated about 14 yrs ago. a lot has changed. in real estate so its been hit and miss

4/6/2022 9:52 AM

11

Opposition input to whatever the city wants falls on deaf ears, it is all about the $ and who has
it and how the city can profit from the project.

4/6/2022 7:23 AM

12

Have participated many times as an owner representative.

4/6/2022 5:35 AM

13

Zoning does not fill through and will even release your personal information about you to the
person not in compliance! Don’t really feel that in this day and age that is appropriate. Nobody
wants to respond or resolve issues it completely useless.

4/5/2022 9:23 PM

14

None of the above answers apply to me. I am a newer resident of GJ. It appears GJ does not
send out information to affected property owners as well as other municipalities.

4/5/2022 8:20 PM

15

I felt like my voice was not listened to. I was told in reference to open space in the new
subdivisions, they will not put pocket parks in as they are too expensive to keep up and we
have Machett Park anyway. That was 5 or more years ago and we still do not have a park or
open space but houses crammed together.

4/5/2022 5:53 PM

16

Money spending is all hush hush until its done.

4/5/2022 5:18 PM

17

Years ago we petitioned successfully for our subdivision to be annexed by the city. Never
regretted it.

4/5/2022 4:28 PM

18

I am a former member of the Grand Junction/Mesa County Planning Department (1982/1983)
staff. Served as a alternet member of the Longmont (CO) Planning Commission

4/5/2022 3:03 PM

19

When Seventh Street was changed up and our business parking removed, I was impressed by
the fact that not one person on the board cared that we ended up with a commercial property
that they had re-zoned ended up with zero parking.

4/5/2022 2:51 PM

20

The zoning use table has been incorrectly used by the planning staff.

4/5/2022 1:49 PM

21

Information meeting for community center at Matchett

4/5/2022 1:32 PM

22

As an applicant, community member, stakeholder as President/Board member of the HBA

4/5/2022 12:27 PM
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Q4 The Z&DC describes what can be built and the general size and scale
(small, medium, large) of structures that can be built. How well do you
think the Z&DC works to produce residential areas that are well-balanced
in terms of size and scale to create a sense of place or community?
Answered: 180

Skipped: 50
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28

TOTAL

180

#

WOULD YOU LIKE TO ELABORATE OR PROVIDE EXAMPLES?

DATE

1

It’s house on top of house. It appears that very little thought goes into it.

5/28/2022 7:06 AM

2

Too many R-5 subdivisions being developed within /amongst established existing R-4
neighborhoods!

5/27/2022 9:40 AM

3

Poorly designed round abouts

5/27/2022 7:30 AM

4

The zoning reads for those who are preparing a subdivision but for a person who are seeking
zoning rules and general information you would need a translator.

5/25/2022 1:29 PM

5

Need higher density housing downtown and along transportation corridors with biking and
walking paths connected

4/28/2022 1:00 PM

6

Need more affordable housing

4/26/2022 3:34 PM
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7

Too slow

4/25/2022 3:23 PM

8

I think that y'all are doing a great job. What you've done along D road is excellent

4/25/2022 3:06 PM

9

I have tried many times to reach out about this issue, I want my mom’s property to be the way
she would like for it to be! Not a druggie bin... or a flop house for her son in law, and all of his
druggie, friends, I’m not sure who all is there. Neighbors tell me approximately 20 people on
that property!

4/25/2022 8:55 AM

10

This city greatly lacks sense of community

4/24/2022 7:49 AM

11

Too much emphasis is placed on cramming houses in and not enough is placed on open
spaces.

4/23/2022 9:37 PM

12

We are building FAR too many 3 bdr homes without the infrastructure to support MORE
children in our school without charging IMPACT fees against the developers. Also - the land
base around the homes are ridiculously small. Every darn green patch is being built on in the
city and surrounding neighborhoods. STOP the depletion of open areas.

4/23/2022 9:31 PM

13

Not providing enough bike friendly environments

4/14/2022 4:44 AM

14

Codes disproportionately favor entitled folks with money, at the cost of providing equitable and
sustainable housing for a broader range of socio-economic groups

4/13/2022 9:07 AM

15

I find that most new neighborhoods feel very exclusive and aren't cohesive within the greater
community.

4/13/2022 7:39 AM

16

No community center and no Matchette Park

4/12/2022 11:02 AM

17

The intermixing of residential and light or not-so-light industrial makes for a patchy, unplanned
feel.

4/12/2022 9:44 AM

18

Seem to just be urban sprawl in the idea that all growth is good

4/11/2022 7:12 PM

19

Don't know

4/11/2022 12:44 PM

20

In general the Z&DC is ok but I have seen some commercial scale, metal buildings installed
on residential lots that truly detract from the neighborhood. An example is the lot at the corner
of Walnut and Hillcrest drive.

4/11/2022 11:06 AM

21

traditiional neighborhoods not considered with high densities

4/11/2022 9:35 AM

22

It seems that only affordable housing is the main focus - not the neighborhood, traffic, noise,
water, etc.

4/11/2022 9:17 AM

23

Too many subdivisions going in without regard to infrastructure....better roads and access.

4/11/2022 8:13 AM

24

It doesn't look there has been much of a plan other than money talks

4/11/2022 7:54 AM

25

Too often the planners already have decided what they are going to do, input is just noise to
them.

4/9/2022 9:53 PM

26

To really understand and to answer this question needs to tied into the current zoning and what
is in the comprehensive plan. We also need to look at the demographics of the people living in
Grand Junction and people moving to Grand Junction.

4/9/2022 2:22 PM

27

It is complicated and takes to long. To much review

4/9/2022 11:17 AM

28

New neighborhoods within the city limits seem packed way too tightly

4/8/2022 1:16 PM

29

nobody seems to hear communities complaining of building on every square inch. Traffic is
becoming unbelievable.

4/7/2022 2:40 PM

30

It doesn’t help with the lower class making their way into the housing market. The housing
market is only for the middle upper class.

4/7/2022 1:44 PM

31

The recent Karis Project (off 12th, behind the Unity Church) is a monstrosity and an eyesore. It
bears NO relationship to any of the existing structures in the area, neither Lakeside, nor
Northwoods.

4/7/2022 1:22 PM

32

Leniency should be giving to existing urban fabric and more restrictive zoning on new suburban
sprawl

4/7/2022 11:09 AM
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33

you put all the homeless services/shelters and mental health building all in one neighborhood
that use to be a nice quiet neighborhood to live in and now the homeless roam all around and
thefts have increased

4/7/2022 10:12 AM

34

I am appalled at some of the houses that are built in the old downtown. They look very
industrial in the midst of the Victorian and Craftsman structures.

4/7/2022 7:38 AM

35

Residential areas are isolated by large roads, and they spread out. I makes me want to drive to
stores and restaurants. It's hard to connect with my community from a moving car.

4/6/2022 9:45 PM

36

Seems like there can be controversy because folks are not well acquainted with the codes.y

4/6/2022 9:07 PM

37

Not sure, but hope the structures are better than the stuectures in 1996!

4/6/2022 8:34 PM

38

You need to take into account the infrastructure needs and include the costs of those in
developments.

4/6/2022 8:18 PM

39

The code makes it difficult to successfully implement creative projects with density

4/6/2022 6:31 PM

40

City puts too many restrictions on sub divisions. HOA good and bad

4/6/2022 1:56 PM

41

First of all, you guys are out of touch with reality. I believe there are many people who would
like to become more involved with things, but surveys like this seem like they are in fact,
meant to intimidate and drive people away from your processes

4/6/2022 11:55 AM

42

Spanish Trail subdivision

4/6/2022 11:23 AM

43

I have zero visibility into the impact or actions that this department takes. No idea what you do
or how it impacts me.

4/6/2022 11:16 AM

44

Everywhere I look there is new development, particularly on the north end of town. It is clearly
not balanced with open space. It reminds me of the gold rush of old, only it is not about $s
from gold this time, but rather $s from development. The CO front range has done the same
thing from CO Springs to Ft. Collins and have created a very undesirable place to live--overdevelopment, not sufficient road infrastructure, too many people, too much traffic, no
regard for quality of life. If that is how we wished to live, we would still be living on the front
range that we fled from for all those reasons! Once you lose the quality of life that exists in
Grand Junction, you won't be able to get it back. Don't sell out for the almighty dollar.

4/6/2022 11:04 AM

45

More emphasis needs to be placed on preserving Open spaces and not taking every
opportunity to sell off these open lands for new construction. These open spaces is a major
part of what makes this community special and attracts others to move here. There also needs
to be some limit on the number of 80 use that residence can build on their property. Seems like
every other house in downtown has a second structure almost larger than the initial structure.

4/6/2022 10:12 AM

46

I believe it should be explainable to the consumer, not the lawyers. More laymans terms need
to apply

4/6/2022 9:56 AM

47

Folks seem to be able to add 2nd homes on their small city lots and many are very tall 2 or 3
story structures. Very unattractive in the downtown area

4/6/2022 8:50 AM

48

Elevation 4591 subdivision looks ridiculous, totally out of place where the developer and the
City wanted and got it to be built.

4/6/2022 7:30 AM

49

The code is written as to eliminate housing diversity.

4/6/2022 5:36 AM

50

I was NOT impressed whatsoever w the city planning dept when 26 1/2 and H 1/2 Rd
subdivision filing came up ( the prior Saccamanno land) … it felt as though the city had the
explanation all ready to go for Emerald Ridge Estates and that nothing we could say, do,
present or discuss would prevent the forward momentum of that high density development. It
was useless working w the city or even trying.

4/5/2022 9:34 PM

51

Seems to be very haphazard

4/5/2022 9:21 PM

52

Pienso que no hay muchas áreas con sentido de lugar o comunidad.

4/5/2022 8:35 PM

53

I think there should be more regulation on short term rentals.

4/5/2022 7:38 PM

54

There is a significant city effort to bring revenue into the limits of Grand Junction and its
surrounding areas while not supplying probably in lieu of deficient labor and manpower enough
to accommodate for those areas which bring the city less

4/5/2022 6:51 PM
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55

Dislike all the contemporary construction being allowed in older neighborhoods

4/5/2022 6:42 PM

56

There's nothing inherently wrong with local zoning as is, but if issues like parking requirements
aren't curbed then they'll continue to be used by NIMBY residents to bludgeon dense housing
proposals to death.

4/5/2022 6:35 PM

57

city is only concerned in getting cookie cutter houses so they get mor taxes

4/5/2022 6:32 PM

58

This is very poor planning and actually an assault on current homeowners. The authorities that
govern this have NEVER seen a development they don't like in pursuit of the good ol boy
network around here and the almighty dollar. The infrastucture, particularly roads do not exist
to support the out of control development at this point. Have you seen the traffic in these areas
of development and resulting increase in accidents?

4/5/2022 6:26 PM

59

I feel that houses are being built anywhere without regard for open spaces and maintaining a
ruralish city that we have had for years.

4/5/2022 6:25 PM

60

Need more open space and larger lots for houses in planned developments. There is not
enough space for on and off street parking. Lots have too little room for children to play in and
they end up in streets that haven’t even enough space for parking! Very dangerous for children
and for drivers. Huge safety issue.

4/5/2022 6:20 PM

61

The downtown neighborhood is out of space. Every available lot is being filled with larger and
taller structures. We would like some open space.

4/5/2022 6:17 PM

62

Hugh houses on small lots for families with children. People walk dogs on streets and children
play in streets.

4/5/2022 5:57 PM

63

I would like to see open space/play areas in every neighborhood as well as basic services
within walking distance.

4/5/2022 5:31 PM

64

We are seeing more large 2 story+ storage garages in otherwise single family neighborhoods.
Also there are additional living structures and trailers being built/used for permanent living
purposes in otherwise single family neighborhoods

4/5/2022 5:15 PM

65

Emerald Ridge Estates--way too dense.

4/5/2022 4:57 PM

66

Quit trying to cram high density housing into low density neighorhoods.

4/5/2022 4:30 PM

67

Existing homeowner's input is minimize while developers receive preferential consideration

4/5/2022 3:40 PM

68

Does not create walkable communities and subsidizes corporate big box stores

4/5/2022 3:35 PM

69

In our downtown neighborhood anyone can build anything anywhere at anytime with zero
oversight including the trashy travel trailer in the next door neighbor's backyard that's used as
a rental.

4/5/2022 2:56 PM

70

Residential homes are built way to close to each other and yards are the smallest I have ever
seen.

4/5/2022 2:39 PM

71

Huge density issues. Too many homes per acre!! Plus no area is sacred anymore. Money
talks

4/5/2022 2:16 PM

72

See previous comment

4/5/2022 1:49 PM

73

Too much density in most new subdivisions

4/5/2022 1:37 PM

74

Politics become involved

4/5/2022 12:58 PM

75

Our code seems to be too strict, limiting housing options, which ultimately forces single-family
houses and promotes sprawl, decreasing neighborhood character, walkability, etc.

4/5/2022 12:01 PM

76

I think it's progressing in a more beneficial way, but overall it does appear that most housing in
the valley is large and oversized therefore out of the budget range for a many GJ residents and
it is only catering to those moving into town with more money. Therefore leaving many of GJ
residents without access to housing they can afford and housing that they can afford tends to
push them further away from the areas that most of their life, like work and schools is which
increases the overall amount of driving and trip time for them, this decreasing their access to
the area that they live.

4/5/2022 9:52 AM

77

I’d like to see more community/public spaces and more accessibility for alternate forms of

4/5/2022 9:35 AM
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transportation
78

The code currently requires large setbacks and low residential density that creates a car
dependent city.
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Q5 How well do you think the Z&DC works to produce attractive or
desirable residential neighborhoods?
Answered: 179

Skipped: 51
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1.12%
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39
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65
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30.17%

54

Very poorly

10.61%

19

TOTAL

179

#

WOULD YOU LIKE TO ELABORATE OR PROVIDE EXAMPLES?

DATE

1

there is no consideration for green space that is not a mono culture plant environment (grass
and a few small trees). the suburban spread is not appealing but something people settle for to
be in an area of abundant natural resources and beauty.

5/28/2022 5:09 PM

2

This area has the opportunity to be very attractive yet new areas do not have any space and
are being developed in areas that reduce or completely take away outdoor space. GJ is about
being able to be outdoors all year yet you are taking away that value prop to meet the
demands of short sighted money hungry developers

5/28/2022 7:06 AM

3

Too many R-5 subdivisions being developed within /amongst established existing R-4
neighborhoods!

5/27/2022 9:40 AM

4

Need more neighborhoods with mixed use, access to small grocery, coffee shops, parks,
walkable spaces

4/30/2022 11:41 AM

5

Code enforcement appears to be a problem; junk on lots, poor maintenance, etc.

4/28/2022 1:00 PM

6

Need more affordable housing

4/26/2022 3:34 PM
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7

No consideration of affordable housing

4/25/2022 3:23 PM

8

I absolutely hate the tiny yards. Too many houses on such small parcels of land. As a side
affect there are too many cars in neighbourhoods

4/25/2022 3:06 PM

9

Most neighborhoods are in well shape! I’m only speaking of my moms and it only continues to
go farther down hill.

4/25/2022 8:55 AM

10

Neighborhood are not conducive to building community

4/24/2022 7:49 AM

11

Lots SO small - why ??

4/23/2022 9:31 PM

12

See above. Attractive and desirable for who? People moving here from Denver and Bend?

4/13/2022 9:07 AM

13

These neighborhoods being built are poorly designed, ugly and add to urban sprawl.

4/13/2022 7:39 AM

14

High density housing stuffed into areas that enjoy much lower housing density

4/12/2022 11:02 AM

15

maybe outside ZD&C purview, but there are many very poorly maintained and junk/weed filled
properties.

4/12/2022 9:44 AM

16

Most seems to be cheap quick build

4/11/2022 7:12 PM

17

Don't know

4/11/2022 12:44 PM

18

Depends if the neighborhood is new or putting a subdivision in the middle of an established
neighborhood.

4/11/2022 9:17 AM

19

High density neighborhoods where orchards once stood are not attractive nor practical.

4/11/2022 8:13 AM

20

The idea of creating denser housing like around Mesa College, just looks like ad hoc crap
added to old crap houses

4/11/2022 7:54 AM

21

The water-run off ponds at each subdivision is a poor answer. The regulations for subdivision
are oppressive and often capricious.

4/9/2022 9:53 PM

22

It only works with the Planned development, not the existing home in areas of Grand Junction.

4/9/2022 2:22 PM

23

I can see businesses in the Dos Rios area not sure I like 3 story bldgs with living space on 3rd
floor Offices are ok

4/8/2022 11:04 PM

24

Homes are being built too close to each other. Suffocating!

4/7/2022 2:40 PM

25

Needs more free

4/7/2022 1:45 PM

26

Though the ideas in place are good, they do not account for urban development. The code is
designed currently for tract homes

4/7/2022 11:09 AM

27

Keep cars off the streets by implementing alleys

4/7/2022 9:01 AM

28

Subdivisions all separate entities not tied together

4/6/2022 9:39 PM

29

would like to see the electrical work, gutter, etc. on new homes.

4/6/2022 8:34 PM

30

Infrastructure needs to be done first!

4/6/2022 8:18 PM

31

Market seems to be buying everything we create quickly

4/6/2022 6:31 PM

32

I used to live in the central part of GJ, near 18th street and Orchard avenue. When I moved
there as a first time home owner, the neighborhood was cute with single family ranch homes.
The zoning was later changed to allow single family homes to be torn down and replaced with
4-8 units for “in fill”. So big apartment type units could be built, towering over the cute little
bungalows . Totally ruined the integrity of the 1950s style neighborhood. It took me a few
years, but I sold and left as soon as I could. The idea of infilling established neighborhoods in
this inconsistent way creates ugly looking areas and impacts the lower socioeconomic groups,
like first time home owners, the most.

4/6/2022 4:55 PM

33

Might be attractive but too many rules.

4/6/2022 1:56 PM

34

In the Redlands it's great; other parts of town are severely lacking.

4/6/2022 12:54 PM

35

There should be a park area for major subdivisions, Each subdivision should have permanent
attractive fencing on major streets

4/6/2022 11:23 AM
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36

Give people an example of this and we can then determine if it was worth it.

4/6/2022 11:16 AM

37

Overdevelopment and insufficient infrastructure.

4/6/2022 11:04 AM

38

Again, added parks and outdoor spaces are key. Having bike lanes and sidewalks is also a
major component that is highly lacking. One must have a car in this town to get anywhere
outside of downtown.

4/6/2022 10:12 AM

39

It is more the developers that put the covenants together. We need to decrease the amount of
water landscaping to be less, less trees and bushes. WE are in a drought and will remain
there.

4/6/2022 9:56 AM

40

houses to close and to much impact on roads.

4/6/2022 9:35 AM

41

See above. But mainly it seems code enforcement is the problem. You see structures being
built without any permits posted. Look at Elm Ave all the way from 12th to 28th streets

4/6/2022 8:50 AM

42

Elevation 4591 subdivision

4/6/2022 7:30 AM

43

Notifications are basically provided after the project seems to be pre approved. Public very
seldom notified what’s being built where. Communication failure.

4/5/2022 9:27 PM

44

Not well thought out...especially with the rapid growth. Developers are ruining the uniqueness
of this valley

4/5/2022 9:21 PM

45

Me gustaría que los vecindarios sean áreas done se pueda caminar fácilmente a los lugares
necesarios, como el súper mercado o la oficina de correo. Sería mejor que la gente se sienta
cómoda a caminar entre su trabajo, su casa, y otros lugares.

4/5/2022 8:35 PM

46

Redlands 360

4/5/2022 6:51 PM

47

All new residential homes look the same - big and bland

4/5/2022 6:42 PM

48

All the subdivisions look alike. So boring

4/5/2022 6:32 PM

49

As stated above.

4/5/2022 6:20 PM

50

They mostly all look the same.

4/5/2022 5:57 PM

51

Too many developments have houses that all basically look alike, too close together, with no
trees or play areas.

4/5/2022 5:31 PM

52

Extremely bright street lighting l d, etc is being installed in new development which negatively
affects the night sky darkness. Night sky visibility is one reason we settled here!

4/5/2022 5:15 PM

53

Emerald Ridge Estates

4/5/2022 4:57 PM

54

Does not produce walkable communities, creates roads that are dangerous to all users that
divide neighborhoods, allows massive parking lots, favors large multinational corporations over
local business

4/5/2022 3:35 PM

55

It appears open space requirements only apply to SF residential developments over 100 Units
and developers plan 99 Unit developments That are contiguous creating much larger under
served areas.

4/5/2022 3:07 PM

56

Last year several remodels went in that don't match anything in the neighborhood and then the
forestry department came and cut down two healthy trees in our parking and left three
diseased trees in the neighboring parking with no regard to anyone in the area.

4/5/2022 2:56 PM

57

Homes are built way to close to each other with no yards. 3000+ sq ft homes are so close you
could reach out and touch the neighbors house

4/5/2022 2:39 PM

58

Close quarters to house don’t make for much privacy and no space for outdoor recreation

4/5/2022 2:23 PM

59

Emerald Ridge pricey homes on tint lots, crammed in, poorly built too.

4/5/2022 2:16 PM

60

More open space/park areas within new neighborhoods would be appreciated and add value to
the community.

4/5/2022 2:15 PM

61

Faith Heights Church got a mixed use zone for their property because the zoning map was
incorrectly applied by the planning staff.

4/5/2022 1:49 PM
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62

New developments are almost exclusively car-dependent, single-family homes. This is a
unequitable and unsustainable development pattern. Reduce unnecessary restrictions and let
the market decide density, housing types, residential/commercial mix, etc.

4/5/2022 12:01 PM

63

Some of the highest value housing in the country is mixed use "missing-middle" housing, e.g.
townhomes, apartments, condos, etc. Giving developers and residents the option to live in
something other than single family detached housing is essential for housing affordability.

4/5/2022 8:54 AM
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Q6 How well do you think the Z&DC works to produce commercial
development (areas where we work, shop, and enjoy entertainment) that is
well-balanced in terms of size and scale?
Answered: 177

Skipped: 53
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Very poorly
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17

TOTAL

177

#

WOULD YOU LIKE TO ELABORATE OR PROVIDE EXAMPLES?

DATE

1

Due to minimum parking spots per commercial space, it's much harder to create an attractive
density of shops and entertainment that can draw people in on foot. If you have less parking
spots, walking will be encouraged and that's beneficial for businesses.

5/30/2022 11:57 PM

2

Again bypassing the reason people want to come and live in GJ

5/28/2022 7:06 AM

3

The commercial lots are great but don't attract large business to the area for expanding
employment opportunities.

5/25/2022 1:29 PM

4

Have to drive a car to get out to shopping areas (downtown is the exception) - huge
commercial areas that are terrible to walk/bike to

4/30/2022 11:41 AM

5

Need more concentrated development instead of continued sprawl

4/28/2022 1:00 PM

6

Too many generic franchises

4/25/2022 3:23 PM
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7

I certainly don't appreciate yet another tattoo parlor/smoke shop, pot shop

4/25/2022 3:06 PM

8

Some areas looks really nice but most of north ave is an eye sore, partly because of business
and empty buildings. Like the Far East building.

4/25/2022 9:46 AM

9

Yes I would like to. Not enough space here

4/24/2022 7:49 AM

10

We need to FIX the ugly landscape of deserted commercial space before embarking on new
development. We need to find a sister-city to align with and to learn from to enhance our
"could-be-amazing" valley. LEARN from what's already been successful.

4/23/2022 9:31 PM

11

Companies are leaving the area

4/14/2022 4:44 AM

12

Need small family run stores

4/13/2022 3:17 PM

13

How many Walmarts are in GJ? The North Ave corridor is an eyesore, and everything along
Business 50 is concrete and buildings. Downtown GJ is beautiful and very few outsiders know
or appreciate it (an aside, whoever approved that new glass and orange monstrosity on 7th and
Main should be fired, it ruins the historical charm of downtown and doesn’t fit in at all with any
of the other buildings)

4/13/2022 9:07 AM

14

All I see are shopping areas that the rest of the country does. There's no innovation, there's no
long-term thinking and it ends up leaving big buildings that need lots of repair, are generally
only good for commercial enterprises and use lots of space.

4/13/2022 7:39 AM

15

Doesn’t seem to be planned. Just a thing goes

4/11/2022 7:12 PM

16

Poor traffic flow. Adjacent parking lots not connected.

4/11/2022 3:47 PM

17

Increasing the use of smaller pockets of commercial development in the vicinity of homes
would be helpful.

4/11/2022 1:56 PM

18

Don't know - no info available to me.

4/11/2022 12:44 PM

19

Often the commercial areas are approved with inadequate road and access improvements
required of the developer. Rimrock is an example along with the unfortunate roundabout by
Sam's Club. Other examples exist along Highway 6 & 50 where the failure to require frontage
roads has led to congestion on the highway.

4/11/2022 11:06 AM

20

Parking is almost always insufficient. Also, they try to spruce it up and end up blocking sight
when trying to enter or exit the business.

4/11/2022 9:17 AM

21

Some commercial development is needed in places like Orchard Mesa so folks don't have to
drive a long ways for services, thus clogging roadways.

4/11/2022 8:13 AM

22

What commercial development? Where? Along the river. Those have closed, haven't they?

4/11/2022 7:54 AM

23

How about thinking about what we have and getting that up to scale. North Ave is mess of
overhead wires and awful sidewalks. Where are the bike trails in the new subdivisions or
walking on both sides of the street.

4/9/2022 9:53 PM

24

This question requires more input from the developers

4/9/2022 2:22 PM

25

Around North Ave in CMU area as there are many young people in this area. In Dos Rios you
have a lot of seniors living here Just not sure that 3 story bldgs are ok

4/8/2022 11:04 PM

26

Downtown GJ is beautiful

4/8/2022 1:16 PM

27

Needs more green spaces

4/7/2022 1:45 PM

28

Same as answers before, remove red tape and blanket statements and be more focused on
types of development. 3 acre site in downtown requires 264 bushes and 44 2" caliper trees is
impossible to match

4/7/2022 11:09 AM

29

everything is being put into the west end of G.J. and you have left the east end deteriorate.

4/7/2022 10:12 AM

30

All located in single location near mall

4/6/2022 9:39 PM

31

Don't know without a map of the home, etc.!

4/6/2022 8:34 PM

32

Infrastructure needs to be paid for by developers!

4/6/2022 8:18 PM
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33

Depends on the overlay district

4/6/2022 6:31 PM

34

I like that the code requires landscaping for the big parking areas so that we don’t create an
urban heat island, like in Phoenix. I have not looked at zoning maps lately but would like to
ensure that density is feathered in, e.g single home and duplex, to smaller town homes before
big apartment buildings.

4/6/2022 4:55 PM

35

Areas should be more pedestrian/bike friendly

4/6/2022 11:43 AM

36

Rimrock area needs something done about traffic congestion. That's clearly the busiest place
in the entire city especially on weekends.

4/6/2022 11:16 AM

37

There really needs to be more commercial development going east in Grand Junction. Will
lessen congestion on the west side by mall

4/6/2022 9:56 AM

38

city market on 12th

4/6/2022 9:35 AM

39

It's all about the Benjamin's for the city.

4/6/2022 7:30 AM

40

I think our prior “buffer zones are disappearing” we are having our own mini-valley sprawl snd
I’m not very happy with it.

4/5/2022 9:34 PM

41

Grand Junction becoming a mini Denver. Again public notification via local news. No upfront
way to know what’s being built where. Lacks grocery choices.

4/5/2022 9:27 PM

42

Wish the new commercial buildings were more than just big ugly boxes.

4/5/2022 6:42 PM

43

Zoning and city incentives too strongly favor ambitious efforts to develop new areas like Las
Colonias rather than filling in blighted or unused commercial districts.

4/5/2022 6:35 PM

44

We need more commercial and residential overlap. This will reduce reliance on vehicles.

4/5/2022 5:53 PM

45

Communication coal development happens whoever/whenever proposed. Anything g for the tax
revenues.

4/5/2022 5:15 PM

46

3 walmarts, abandoned large commercial spaces that aren't reused. Turning grocery store into
overpriced apartments, car dependent society

4/5/2022 3:35 PM

47

Who okayed the parking spaces at any of the major shopping areas? What member of the
zoning board drives a Smart ForTwo that actually fits?

4/5/2022 2:56 PM

48

There is no competition in stores

4/5/2022 1:58 PM

49

Hopefully more commercial diversity is coming soon

4/5/2022 1:37 PM

50

Commercial development is OK, though still way to car-dependent. The incredible amount of
space we dedicate to cars is a problem, and a self-fulfilling prophecy - we assume everyone
wants/needs cars, we design our cities around cars, and therefore they become a requirement
to existing in our cities.

4/5/2022 12:01 PM

51

Access to a majority of the parking lots is poor. Also the signage everywhere you look is is
distracting and distasteful. Many areas feel like a freeway exit

4/5/2022 9:52 AM

52

Allowing for more mixed use commercial and residential areas and promoting essential work,
retail, and services within walking distance. In addition, minimum parking and setback
requirements create an alienating feel to bikes and pedestrians, and clearly prioritize loud ,
dangerous, and inefficient vehicle traffic

4/5/2022 8:54 AM
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Q7 How well do you think the Z&DC works to produce attractive
commercial development (areas where we work, shop, and enjoy
entertainment) that feels welcoming, where we like to visit and where we
take family and guests?
Answered: 175

Skipped: 55
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18

TOTAL

175

#

WOULD YOU LIKE TO ELABORATE OR PROVIDE EXAMPLES?

DATE

1

Downtown is the one good example of a place i like to take people from out of town. The rest
of the city has no attempt at being pedestrian friendly

5/30/2022 11:57 PM

2

The city has poorly plan certain non-profits into areas of the city that are now consider
undesirable areas to shop, eat or conduct businesses in due to the look and deterioration of
the building structures.

5/25/2022 1:29 PM

3

More attractive signage requirements, landscaping, etc. would help

4/28/2022 1:00 PM

4

Access to new developments is not well thought out. There's little to no consideration given to
nonmotorized access.

4/26/2022 3:58 PM

5

I think that the facades of the buildings are ugly; or at least, the existing ones

4/25/2022 3:06 PM
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6

I am excited about some of the new businesses coming to the valley, like Panda Express.

4/25/2022 9:46 AM

7

So far, developments lack necessary community building elements

4/24/2022 7:49 AM

8

We continue to embrace sprawl without good walking/biking options, healthy outdoor spaces
and with an eye for how much development our existing infrastructure can support.

4/23/2022 9:37 PM

9

Where are these attractively developed commercial areas?? Downtown is lovely, yes, but
that's been done for years.

4/23/2022 9:31 PM

10

companies are leaving the area. NO supermarket downtown.

4/14/2022 4:44 AM

11

Las Colonias Park is stunning and we always take friends and family to walk and visit.

4/13/2022 9:07 AM

12

The only place this has been done well is Main St. and that's only because it's a carry over
from the turn of the 20th century. There are no new commercial developments where I can't
wait to take family and friends, it's all the same stuff that everyone else has in every other city
across America and it's boring. Mostly functional but extremely boring and impersonal.

4/13/2022 7:39 AM

13

Many businesses have a slapped together, unplanned feel in their environment, with no
landscaping and surrounded by poorly maintained asphalt.

4/12/2022 9:44 AM

14

Need to strike the right balance between economic feasibility and parks and open space

4/11/2022 1:56 PM

15

See above

4/11/2022 12:44 PM

16

Patterson st development of Beede

4/11/2022 9:35 AM

17

Might look nice, but still the parking is a huge issue especially when there is not enough
parking for employees.

4/11/2022 9:17 AM

18

Seems to work in some areas but not others. North Avenue is an abomination

4/11/2022 8:13 AM

19

Foresite commercial development on North Ave is still awful.

4/9/2022 9:53 PM

20

Z&DC is just guideline that the developers will use to make feasibility assessment. Talk to the
Developers to see what their vision is.

4/9/2022 2:22 PM

21

Main Street is great and the living on top in this area has worked and is diversified with stores,
offices and some housing Be nice to have a grocery store in this area

4/8/2022 11:04 PM

22

Again, Downtown GJ is beautiful and welcoming

4/8/2022 1:16 PM

23

Proposed projects fail to take into account traffic, parking, safety.

4/7/2022 11:10 PM

24

Downtown is favorite; others, not so much.

4/7/2022 2:40 PM

25

The current code promotes cars, while future visioning is promoting pedestrian - which are you
going with?

4/7/2022 11:09 AM

26

I appreciate the art district.

4/7/2022 7:38 AM

27

downtown gj is a great mix of shopping, entertainment, etc. Most other places are
disconnected by giant parking lots and big roads.

4/6/2022 9:45 PM

28

No architectural design

4/6/2022 9:39 PM

29

Poor infrastructure!

4/6/2022 8:18 PM

30

This looks will be a hard thing to align with market demand

4/6/2022 6:31 PM

31

See above note on green space/landscaping. I think it’s vital for our health to have green
space throughout our city. It is also shown to keep people calm and lower crime rates.

4/6/2022 4:55 PM

32

Commercial developments need not to have so many landscaping requirements. Too much
money spent.

4/6/2022 1:56 PM

33

The mall area is good. Other areas loof run-down.

4/6/2022 12:54 PM

34

We're living in a drought, in a desert, and yet you persist in requiring ridiculous amounts of
landscaping for commercial properties.

4/6/2022 11:55 AM

35

Again --- too much.

4/6/2022 11:04 AM
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36

Again, consider preserving some of the last remaining open spaces before it all turns into
commercial development. Once it’s gone you’ll never get it back. Integrating green spaces into
these areas is what makes it more welcoming.

4/6/2022 10:12 AM

37

It's great on the West side and the redlands area. But affordable home buyers are moving to
the east side of town. Let's get it built up folks....

4/6/2022 9:56 AM

38

It's all about the Benjamin's for the city.

4/6/2022 7:30 AM

39

Clueless how the process works..this in itself shows poor communication with the residents!

4/5/2022 9:21 PM

40

Areas are large in scale with poor traffic flow. Some areas discourage visitors by charging to
park while other areas are congested.

4/5/2022 8:24 PM

41

Most new buildings are still big ugly boxes. Parking lots are difficult and dangerous especially
Rim Rock shopping complex.

4/5/2022 6:42 PM

42

As long as parking and single-car traffic are prioritized for these areas, they'll be a nightmare to
drive to and park at. Developments must be forced to accomodate pedestrian and bicycle
traffic the same way they're required to meet parking requirements.

4/5/2022 6:35 PM

43

Too much money devoted to downtown and the river front development.

4/5/2022 6:20 PM

44

I think Fruita does a lot better at all the planning. I plan to move to that area to get out of
Grand Junction that is not people family friendly.

4/5/2022 5:57 PM

45

Outside of downtown there is not an area I would call welcoming.

4/5/2022 5:53 PM

46

See above, it's getting repetitive, it does very poorly

4/5/2022 3:35 PM

47

Some of the designed commercial areas are plain ugly. For example the new area on the north
side of Patterson across from Pomona Elementary School.

4/5/2022 2:56 PM

48

7th and Main buildings are very nice but too many vacant commercial buildings still in town

4/5/2022 1:37 PM

49

Downtown and Las Colonias are good examples, though the latter included a massive amount
of largely unnecessary parking. Hard to find good examples beyond that.

4/5/2022 12:01 PM

50

The only place we will take people that are visiting is downtown or the riverfront

4/5/2022 9:52 AM

51

Woudl like to see less big chains and malls and more small businesses and mixed use
development

4/5/2022 9:35 AM

52

See above

4/5/2022 8:54 AM
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Q8 If you walk/roll or bike to work, school or to run errands, can you get to
the places you want to go?
Answered: 177

Skipped: 53
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76

Never

14.12%

25

Not applicable

19.21%

34

TOTAL

177

#

WOULD YOU LIKE TO PROVIDE ANY EXPLANATION FOR YOUR ANSWERS ABOVE?

DATE

1

Keep creating easy and pleasing bike routes.

5/28/2022 7:08 AM

2

Growing up here in the valley I rode my bike all over, cross town to the college, downtown and
to the mall. River front trail has areas that one should not venture into for walking or bike riding.
Also certain streets are unsafe, due to motorist not be held liable for actions on the road. I see
many sheriffs and state troopers but the city police has gotten lazy.

5/25/2022 1:33 PM

3

My family only has one car so some of us are always walking or biking. The infrastructure in
our town is designed for and prioritizes automobiles rather than people. This is an equity
problem. I often feel unsafe biking to where I need to go. I've lived in towns with good
biking/pedestrian infrastructure and when people feel safe they use the infrastructure. If we
built it - people would use it. And it must be more than a bike lane in a gutter littered with
debris. It should be physically protected from cars and kept clean.

4/30/2022 11:46 AM

4

Lack of dedicated bike lanes north/south from Patterson to downtown; no bike lane continued
from Redlands Parkway to mall or northwards

4/28/2022 1:03 PM

5

Few bike lanes in the downtown core city.

4/28/2022 6:51 AM

21 / 56

Grand Junction Z&DC Update | General Survey 1: Big Issues
6

Look too dangerous to even try

4/26/2022 3:35 PM

7

I have to use scary roads but I always get around.

4/25/2022 5:54 PM

8

Terrible connections

4/25/2022 3:23 PM

9

When I lived on 29 road I would all of the time. I now live on 32 and E and I no longer enjoy
this activity

4/25/2022 3:08 PM

10

I live fairly close to North Ave and the amount of homeless people prevent me from going
anywhere alone with my son with me.

4/25/2022 9:48 AM

11

I do bike some but as an older person I am reluctant to get out in the streets. I feel safe
walking jsut about anywhere, just limited in distance.

4/25/2022 7:48 AM

12

There are no sidewalks, bike lanes, crosswalks or street lamps

4/24/2022 7:54 AM

13

Yes but the speeding automobiles are a huge problem.’

4/24/2022 6:27 AM

14

I would love to be able to ride my bike most places but there are simply not safe ways for me
to get around town with my kids.

4/23/2022 9:40 PM

15

Bike routes are improving, but there are still gaps.

4/21/2022 8:54 PM

16

Not enough bike friendly paths across north.

4/14/2022 4:46 AM

17

There are terrifying stretches of routes that make biking feel unsafe. The new bike lane painted
barrier on Main Street is incredible!

4/13/2022 9:12 AM

18

Often times bike lanes and/or sidewalks will simply disappear. Sometimes the should of the
road is non-existent or too small for use. The Broadway bridge over the river has a pedestrian
path but it's BARELY able to fit two bikes going opposite directions, it's a joke. Things have
been getting better but on the whole I find biking to be relatively unsafe to go get groceries on
a regular basis. When I went into the office getting to Orchard mesa required going out of my
way to be safe and even then Unaweep, with a bike lane, didn't exactly feel safe.

4/13/2022 7:44 AM

19

The mall business area is like 5 miles away. You need to drive a car.

4/12/2022 11:05 AM

20

I would like to walk to do errands, but this is impossible from my neighborhood.

4/12/2022 9:45 AM

21

ONLY an IDIOT would use the most DANGEROUS mode of transport in a town with OUT OF
CONTROL DEVELOPMENT and OVER BUILT

4/12/2022 6:55 AM

22

Not available from The Redlands.

4/11/2022 12:45 PM

23

Urban trail access to the Riverfront trail is inadequate and often unsafe.

4/11/2022 11:09 AM

24

Blind spots around round-abouts make it dangerous. Bike lanes are not kept free of debris and
are too narrow in parts of county.

4/11/2022 9:28 AM

25

You keep adding bike routes, screwing up auto traffic flow. Where are the bike riders?

4/11/2022 7:56 AM

26

Getting from the Redlands to the Mall is awful.

4/9/2022 9:58 PM

27

Retired in Downtown

4/9/2022 2:23 PM

28

I am a senior so I drive to where I need to go as in a 6 mile radius

4/8/2022 11:07 PM

29

Riverside Parkway to Foresight Circle - I can get there, but it is not safe for a cyclist.

4/8/2022 1:17 PM

30

No sidewalks in my area. 26 road is getting very busy and there are no sidewalks to get to
east middle school and biking is not safe along that road

4/7/2022 6:32 PM

31

Clifton isn’t very walkable or safe.

4/7/2022 1:45 PM

32

Grand Junction is car centric

4/7/2022 11:12 AM

33

I support bike friendly roads

4/7/2022 9:03 AM

34

Bike lanes not connecting so does not feel safe

4/6/2022 9:42 PM

35

We have just enough trails and access for multi modal

4/6/2022 6:32 PM
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36

Some streets are way too busy to bike on safely. I like roundabouts but it’s hard to cross them
safely, on a bike or on foot. Some unincorporated areas don’t have sidewalks.

4/6/2022 4:58 PM

37

This area is in need for more bike paths for the safety of the riders.

4/6/2022 1:57 PM

38

I use to commute to work on my bicycle and very little of my commute included bike lanes.
Our city has done a poor job making it bike accessible

4/6/2022 1:22 PM

39

No sidewalks in many areas of North, such as 27 Rd over interstate.

4/6/2022 12:17 PM

40

Pedestrian access on 24 Rd/Redlands parkway. Unsafe to get from mall/commercial area
across 70 business to river trails and Redlands area.

4/6/2022 11:47 AM

41

More safe bike paths and trails protected for cars, cars do not give ample space.

4/6/2022 11:37 AM

42

too far away and too dangerous next to roads

4/6/2022 11:24 AM

43

I live in the Redlands. It kills me that there is absolutely no safe way to get to city market on
24 Road or any of the shops off of Patterson. It is completely unsafe with no pedestrian
access. All of the construction that went into the intersection at first and grand and they didn’t
even put in any bike lanes is so disappointing. That was such an opportunity to provide
inclusion.

4/6/2022 10:15 AM

44

Again, not enough growth for us on the east side. We ride bikes too. Where are our trails.

4/6/2022 9:58 AM

45

Need more bike lanes, please

4/5/2022 9:36 PM

46

Trying to get over 5th Street Bridge not safe

4/5/2022 9:29 PM

47

North of town has poor walking and lack of resources

4/5/2022 9:23 PM

48

Muchas de las calles grandes no son seguras para andar en bicicleta. Sería mejor que hubiera
mas conectividad en los senderos para bicicleta.

4/5/2022 8:40 PM

49

Larger areas have limited access that is not overly congested.

4/5/2022 8:27 PM

50

I walk to work. Some sidewalks are heaving. Have to duck under overgrown trees and avoid
plants growing onto the sidewalks.

4/5/2022 6:45 PM

51

Nearly every commute involves a brisk jog across a major artery of traffic filled with motorists
who can't be counted on to slow for a walking pace. I can't imagine what a nightmare it might
be for our wheelchair bound friends or anyone not capable of sprinting for their lives to make
way for an F-250 Platinum edition that wouldn't check the cross walk before making a righthand turn if there were money offered to do so.

4/5/2022 6:40 PM

52

Have you seen the traffic around here? No one bikes/walks or rolls to work, school or errands.
It is purely done recreationally and should be removed from these insufficient roadways.

4/5/2022 6:29 PM

53

need bike lanes so cars don't run you off the road

4/5/2022 6:27 PM

54

Too distant for persons of my age who live independently.

4/5/2022 6:23 PM

55

There is not a grocery store in the downtown area. The Z &DC claims that Sprouts and
Rimrock Walmart are only 1.3 miles away, but they are not walkable miles. I wouldn’t send my
kids on their bikes, either. We need a downtown grocery store.

4/5/2022 6:22 PM

56

There are limited ways for a bike or pedestrian to cross the 3 major obstacles in town. North
Ave, Patterson, and 6&50

4/5/2022 5:55 PM

57

ALL roads including Frontage roads must have sidewalks for safety, values, weed control.

4/5/2022 5:13 PM

58

Please, do not base development on bicycles and walking. We would live in a large, dense city
if we wanted that.

4/5/2022 4:58 PM

59

I don't commute on a bike but I have ridden all over GJ. More bike lanes are needed.

4/5/2022 3:58 PM

60

Town neighborhoods are separated by massive parking lots, big box stores, and minihighways

4/5/2022 3:37 PM

61

Fruitvale has limited bike path, only one park and no sidewalks on 29 or 29 1/2 North of
Patterson

4/5/2022 3:32 PM

62

Not enough safe crossing areas for pedestrians.

4/5/2022 2:57 PM
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63

No bike lanes on older roads like H rd. No extra space for pedestrians on most older roads

4/5/2022 2:40 PM

64

I feel unsafe and uncomfortable on a lot of our roadways on my bike and especially when with
my children. They want to ride places but I don't feel that our city has prioritized any
reasonable and safe bike lanes or paths to actually get around. We almost always have to load
a bike in a car to then ride it.

4/5/2022 1:59 PM

65

Allow bikes on sidewalks for more safety from rude doadway drivers.

4/5/2022 1:06 PM

66

I can usually get there, but I am certainly putting myself at greater safety risk than if I just
decided to hop in the car instead. Some places are certainly so unsafe/inconvenient that they
are practically off-limits.

4/5/2022 12:05 PM

67

Cannot easily bike to services from downtown (grocery store, pharmacy).

4/5/2022 10:55 AM

68

I will bike most places but I do not feel comfortable on certain roads to get to other places so I
will take different routes, sometimes very out of the way so that I do not need to worry about
being hit by a car.

4/5/2022 9:54 AM

69

Sometimes not safe bike lane or path for me to ge to my destination

4/5/2022 9:37 AM

70

I'm lucky to live close to my grocery store, doctors office, work, and school, but I am also an
aggressive/confident rider. People of every age and skill level need to feel safe and able to
make a choice as to their transportation options.

4/5/2022 8:57 AM
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Q9 If you walk/roll or bike as a form of transportation, are you able to
reach your destination in a reasonable amount of time?
Answered: 175

Skipped: 55
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43
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43
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11
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34.29%

60

TOTAL

175

#

WOULD YOU LIKE TO PROVIDE ANY EXPLANATION FOR YOUR ANSWERS ABOVE?

DATE

1

Distances can be too far or safety becomes an issue

4/28/2022 1:03 PM

2

I need a safe connection from the riverfront trail to the mall area.

4/25/2022 5:54 PM

3

Places I need to go are too far away to bike/walk to

4/24/2022 7:54 AM

4

Yes but always a risk of being killed by a speeding car/truck

4/24/2022 6:27 AM

5

I'm not in the city proper.

4/23/2022 9:32 PM

6

I find that unless you go really far out of your way to maintain as much safety as possible the
transport times aren't bad.

4/13/2022 7:44 AM

7

N/A

4/11/2022 12:45 PM

8

So much construction, it's hard to get anywhere on time.

4/11/2022 9:28 AM

9

The connection of South Camp and the trail on Monument Road is incomplete.

4/9/2022 9:58 PM
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10

Poor roads, potholes, nobody seems to inspect road projects near or at completion for quailty

4/7/2022 11:14 PM

11

Many many many 5 & 6 lane roads separate the residential and commercial areas - promote
mixed use development

4/7/2022 11:12 AM

12

I support bike friendly roads

4/7/2022 9:03 AM

13

I consider it too dangerous to try to bike to work

4/6/2022 9:42 PM

14

Lights are not timed good. Turn arrows allow only a few cars to pass through.

4/6/2022 12:17 PM

15

The bike lanes are so intermittent that it takes you so far out of the way from your destination.

4/6/2022 10:15 AM

16

Dont ride my bike on the east side of town. No bike trails.

4/6/2022 9:58 AM

17

Around the mall is very scary!!!

4/5/2022 9:36 PM

18

Ver la respuesta arriba

4/5/2022 8:40 PM

19

This would not be the case if I weren't fortunate in my health. The breadth of sprawl and
challenging crossings would be difficult for many.

4/5/2022 6:40 PM

20

are you kidding me?

4/5/2022 6:29 PM

21

have to avoid cars that honk and swerve close to bikers

4/5/2022 6:27 PM

22

I use the downtown post office, bank, and library. All that is missing is a grocery store. (See
above.)

4/5/2022 6:22 PM

23

After years of trial and error I have been able to find efficient routes

4/5/2022 5:55 PM

24

Same as above

4/5/2022 3:37 PM

25

Fruitvale has only one public park for a huge area

4/5/2022 3:32 PM

26

Not enough bike paths.

4/5/2022 2:57 PM

27

Trails not really planed for destinations, but where there is room. Along the River does not get
you down town, or to lodging.

4/5/2022 1:06 PM

28

As a bike-commuter, unfortunately you have to learn to deal with inconveniences every step of
the way. Lights not changing for you, unsafe paths (debris filled, high speed unbuffered traffic
nearby), etc. As such, you often have to modulate your route to minimize these negatives. We
can do better.

4/5/2022 12:05 PM

29

With the river and certain streets stopping through town, there are sometimes limited routes.
Especially bike-only routes (like a bike path separate from a road, like on a greenway)

4/5/2022 9:37 AM

30

I'm super fast.

4/5/2022 8:57 AM
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Q10 If you walk/roll or bike to work, school or to run errands, how often do
you feel safe?
Answered: 175

Skipped: 55
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43

TOTAL

175

#

WOULD YOU LIKE TO PROVIDE ANY EXPLANATION FOR YOUR ANSWERS ABOVE?

DATE

1

There are areas near the river where it’s a bit sketchy

5/28/2022 7:08 AM

2

Dettached sidewalks are always a more comfortable experience

5/4/2022 4:58 PM

3

Very rarely do I truly feel safe. Physical barriers are incredibly important for pedestrians and
bikers, children

4/30/2022 11:46 AM

4

But, I don’t go some places I would like to go because the most direct route is unsafe.

4/28/2022 5:08 PM

5

Where I do bike for errands it is usually on a dedicated path

4/28/2022 1:03 PM

6

GJ not a very bike friendly/bike knowledgeable city.

4/28/2022 6:51 AM

7

No protected bike lanes anywhere and no safe way to get from north GJ to downtown. Mesa
Mall area is a terrible example of an island accessable only by cars.

4/26/2022 4:05 PM

8

They 'roll coal' on me and romp on big truck or motorcycle pipes to blast my ears. Drivers in
this town hate cyclists.

4/25/2022 5:54 PM
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9

No

4/25/2022 3:08 PM

10

I feel safe walking but not biking.

4/25/2022 7:48 AM

11

I've been hit by cars while on a bike. First in a bike lane, so I tried riding on the sidewalk, that
didn't go well either

4/24/2022 7:54 AM

12

Cars drive 20-40 mph faster than posted limits and there are no consequences, I rarely see
police and never see anyone pulled over.

4/24/2022 6:27 AM

13

I wish that the city invested in paths (like the river path) along major roads so that there was
good connectivity north to south and east to west. I need to ride with my kids and it just isn’t
safe riding bike paths next to roads. Drivers here are not supportive enough of bikes.

4/23/2022 9:40 PM

14

Referring to cycling only. Reason- Long stretches without dedicated bike lanes.

4/21/2022 8:54 PM

15

No dedicated bike paths across North or along North .

4/14/2022 4:46 AM

16

Drivers in Grand Junction are often rude, dangerously close, or don’t know how to drive near
cyclists. PSA’s and public outreach would be appreciated to educate these jerks in their lifted
diesel trucks about respectfully and safely driving around cyclists. I’ve been coal-rolled by
trucks more times than I can count, yelled at, honked at, and sped by at unnecessary speeds.
Almost all of these behaviors can be attributed to a lack of education, understanding, respect,
and appreciation for cycling.

4/13/2022 9:12 AM

17

If I go to the 12th and Patterson City Market I never feel safe as there's some elements of
12th St. and North Ave. I have to deal with. Going to Safeway in the Redlands I can make it
relatively safely with main st. to Broadway but I don't like shopping there. Biking to work, when
I went into the office, I rarely felt safe as it required some travel across 5th St. bridge.

4/13/2022 7:44 AM

18

It is totally impractical and significantly dangerous to do so.

4/12/2022 11:05 AM

19

N/A

4/11/2022 12:45 PM

20

This is the key issue. Drivers in GJ are not particularly supportive of bike traffic.

4/11/2022 7:33 AM

21

I just don't go where it is not reasonably safe. But competition with cars is becoming more
difficult to ride on the road. Just too much traffic. The round about is always a nervous
situation even with lights.....stop lights are just better.

4/9/2022 9:58 PM

22

No enforcement of speed limits. Where is everyone going in such a hurry endangering the
safety of others on the road.

4/7/2022 11:14 PM

23

Do not bike or walk since not safe

4/7/2022 6:32 PM

24

Especially in Clifton, which deserves to be developed.

4/7/2022 1:45 PM

25

Many many many 5 & 6 lane roads separate the residential and commercial areas - promote
mixed use development

4/7/2022 11:12 AM

26

Bums defacating, screaming, ec

4/7/2022 7:05 AM

27

Can access a few places safely by

4/6/2022 9:42 PM

28

Traffic is busy and many vehicles do not give bike riders space

4/6/2022 4:58 PM

29

Due to traffic lights and inadequate turn times on lights, many cars run red lights.

4/6/2022 12:17 PM

30

Cars do not give enough space most times

4/6/2022 11:37 AM

31

The route’s to most of these places do not have proper bike lanes and as such I am forced to
ride in traffic.

4/6/2022 10:15 AM

32

The roads are not safe. too many people. not enough bike lanes. Especially on the east side of
town,.

4/6/2022 9:58 AM

33

Coming in on 26 1/2 from N into town!!! No bike lanes

4/5/2022 9:36 PM

34

Los senderos para bicicleta necesitan ser más grandes y conectados

4/5/2022 8:40 PM

35

Drivers are not looking out for/not aware enough.

4/5/2022 8:27 PM

36

Drivers in this town are insane. An independent team of United Nations inspectors should be

4/5/2022 6:40 PM
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brought in to examine the phenomenon.
37

seriously, it feels like cars do not give bikers much room on the road

4/5/2022 6:27 PM

38

GJPD provides excellent service to the downtown area.

4/5/2022 6:22 PM

39

Would like to have more biking and walking trails like in Ft. Collins and on the Redlands.

4/5/2022 5:59 PM

40

I live close to the places I frequent so I don’t have to navigate the major vehicle arteries often

4/5/2022 5:55 PM

41

Orchard Mesa- I don’t think you’ve done much that falls within the city. One can’t hardly walk
along Hwy 50. Trailer courts are abandoned or in disrepair From the bridge south we should all
be embarrassed. Fix the issues and GJ can prosper. I retired here but if had to do again I’d
look hard at Montrose sad to say. We look like a dump heading south no pun intended.

4/5/2022 5:13 PM

42

North ave, ute/Pitkin. Paterson are death traps.

4/5/2022 3:37 PM

43

No sidewalks on 29 rd or 29 1.2 rd north of Patterson. Very dangerous!

4/5/2022 3:32 PM

44

Unless I use side streets. I do not feel safe using my bike on many n roads in this community

4/5/2022 3:27 PM

45

Cars do not share the road well

4/5/2022 2:40 PM

46

The traffic too scary to even consider doing some of these.

4/5/2022 2:17 PM

47

Drivers of bikes, walkers, and pick up trucks are all guilty of bad manners. Excuses of whom
is in the wrong or fight do not mean much in hospital or jaiil.

4/5/2022 1:06 PM

48

As a bike-commuter, unfortunately you have to learn to deal with inconveniences every step of
the way. Lights not changing for you, unsafe paths (debris filled, high speed unbuffered traffic
nearby), etc. As such, you often have to modulate your route to minimize these negatives. We
can do better.

4/5/2022 12:05 PM

49

Need more access for walkers and riders.

4/5/2022 11:01 AM

50

The connectivity of bike path and sidewalks is lacking to go from area to area. how to get to
and from the bike path safely. bike routes/sidewalks end without notice- making it feel unsafe
and unsure to connect between neighborhoods and services.

4/5/2022 10:55 AM

51

Lots of big trucks in GJ and they drive very fast. Only limited safety on bike lane. Bike path
with no cars preferred.

4/5/2022 9:37 AM

52

While the UTC is certainly making the right recommendations to City Council and Public
Works, I would like to see a significant investment increase in bike and red infrastructure
across the city.

4/5/2022 8:57 AM
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Q11 Grand Junction is exploring how to diversify housing types across the
city. What types of housing do you think should be considered?
Answered: 170
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Skipped: 60
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Duplexes
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Medium-sized
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DON'T
NEED

ONLY
ALLOW A
LIMITED
AMOUNT

NEUTRAL

NEED
MORE IN
SOME
PLACES

NEED MUCH
MORE IN
MANY
PLACES

TOTAL

WEIGHTED
AVERAGE

Small-sized single family detached
homes (less than 1,500 square
feet)

2.40%
4

16.17%
27

7.19%
12

43.11%
72

31.14%
52

167

3.84

Medium-sized single family
detached homes (1,500 to 3,000
square feet)

6.67%
11

26.06%
43

20.61%
34

35.15%
58

11.52%
19

165

3.19

51.81%
86

24.70%
41

18.07%
30

4.82%
8

0.60%
1

166

1.78

Multigenerational homes (one
house with spaces for
grandparents, parents, and adult
kids)

4.71%
8

18.82%
32

20.00%
34

32.94%
56

23.53%
40

170

3.52

Duplexes (two-unit homes)

7.27%
12

19.39%
32

17.58%
29

38.79%
64

16.97%
28

165

3.39

Triplexes or Fourplexes (three- or
four-unit homes)

15.34%
25

23.31%
38

17.79%
29

27.61%
45

15.95%
26

163

3.06

Townhomes (also called rowhomes,
a group of 6-8 homes)

10.43%
17

25.15%
41

14.11%
23

29.45%
48

20.86%
34

163

3.25

Small apartment buildings (up to 9
units)

13.58%
22

20.37%
33

18.52%
30

31.48%
51

16.05%
26

162

3.16

Medium-sized apartment buildings
(up to 16 units)

16.97%
28

22.42%
37

20.00%
33

29.09%
48

11.52%
19

165

2.96

Apartment complexes (more than
one building)

24.07%
39

20.99%
34

17.90%
29

28.40%
46

8.64%
14

162

2.77

Accessory dwelling units

16.35%
26

15.72%
25

28.93%
46

23.27%
37

15.72%
25

159

3.06

Second-floor apartments in
commercial buildings (mixed-use)

9.64%
16

15.06%
25

19.28%
32

30.12%
50

25.90%
43

166

3.48

Manufactured homes (i.e., mobile
homes)

31.93%
53

28.92%
48

22.89%
38

10.84%
18

5.42%
9

166

2.29

Tiny homes (less than 500 square
feet)

17.68%
29

25.61%
42

17.68%
29

25.00%
41

14.02%
23

164

2.92

4.35%
7

8.70%
14

24.84%
40

41.61%
67

20.50%
33

161

3.65

21.56%
36

16.17%
27

27.54%
46

22.75%
38

11.98%
20

167

2.87

9.52%
16

14.88%
25

14.88%
25

41.07%
69

19.64%
33

168

3.46

24.24%
40

23.64%
39

24.85%
41

20.00%
33

7.27%
12

165

2.62

Large-sized single family detached
homes (more than 5,000 square
feet)

Senior housing
Co-housing (separate houses with
shared community space like a
kitchen)
Cottage housing (small-sized
single-family homes around a
courtyard)
Micro-housing (very small
apartments)
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Q12 Do you think redevelopment that adds more residential housing in
existing neighborhoods should be allowed if it meets the following
requirements:
Answered: 169

If the new
development ...

If the new
development...

If the new
development ...

If the new
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If the new
development...

If the new
development...

0%

10%

Strongly dis…

20%

30%

40%

Disagree

50%

60%

Neutral

70%

80%

90%

100%

Agree

Strongly ag…

STRONGLY
DISAGREE

DISAGREE

NEUTRAL

AGREE

STRONGLY
AGREE

TOTAL

WEIGHTED
AVERAGE

If the new development is the same
size and scale as surrounding
development.

12.50%
21

11.31%
19

11.90%
20

47.62%
80

16.67%
28

168

3.45

If the new development looks like
the surrounding development.

11.31%
19

9.52%
16

14.29%
24

49.40%
83

15.48%
26

168

3.48

If the new development is built on
large lots that can be subdivided.

19.05%
32

28.57%
48

27.38%
46

19.05%
32

5.95%
10

168

2.64

If the new development replaces
older, poorly maintained buildings.

5.92%
10

4.14%
7

10.65%
18

49.11%
83

30.18%
51

169

3.93

If the new development rehabilitates
older buildings.

4.14%
7

1.78%
3

13.02%
22

40.83%
69

40.24%
68

169

4.11
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Q13 Development regulations address building design, parking and
landscaping requirements and other development standards. Does the
current Z&DC:
Answered: 167

Produce
high-quality...

Allow enough
residential...

Result in
well-designe...

Create nearby
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Create nearby,
neighborhood...

Require too
much parking...

Result in
adequate pub...

Provide enough
trails?

Provide
adequate...
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Regulate
outdoor...

Provide
sufficient...

Allow for too
large or too...

0%

10%

Strongly dis…

20%

30%

Disagree

40%

50%

60%

Neutral

Strongly ag…
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STRONGLY
DISAGREE

DISAGREE

NEUTRAL

AGREE

STRONGLY
AGREE

TOTAL

WEIGHTED
AVERAGE

Produce high-quality, well-designed
buildings?

5.52%
9

18.40%
30

46.63%
76

24.54%
40

4.91%
8

163

3.05

Allow enough residential
construction?

6.79%
11

15.43%
25

37.65%
61

28.40%
46

11.73%
19

162

3.23

Result in well-designed
neighborhoods?

13.94%
23

27.88%
46

32.73%
54

20.00%
33

5.45%
9

165

2.75

Create nearby, neighborhood
shopping and service areas?

17.47%
29

34.34%
57

30.72%
51

10.84%
18

6.63%
11

166

2.55

Require too much parking to be
provided on the site?

11.66%
19

25.15%
41

33.74%
55

19.02%
31

10.43%
17

163

2.91

Result in adequate public parks and
open space?

23.49%
39

28.92%
48

19.28%
32

19.88%
33

8.43%
14

166

2.61

Provide enough trails?

25.15%
41

29.45%
48

16.56%
27

19.02%
31

9.82%
16

163

2.59

Provide adequate protection for the
City’s historic neighborhoods and
buildings?

11.59%
19

12.80%
21

41.46%
68

23.78%
39

10.37%
17

164

3.09

Regulate outdoor lighting to keep
the City dark enough to see the
night sky?

16.56%
27

23.93%
39

33.13%
54

18.40%
30

7.98%
13

163

2.77

9.32%
15

18.63%
30

36.65%
59

26.71%
43

8.70%
14

161

3.07

6.83%
11

14.29%
23

45.34%
73

21.74%
35

11.80%
19

161

3.17

Provide sufficient landscaping?
Allow for too large or too many
signs?
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Q14 Do you think the following processes have predictable outcomes:
Answered: 157

Comprehensive
plan amendment

Rezoning

Z&DC text
amendment

Planned
development
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Annexation

Simple
Subdivisions

Preliminary/Fin
al Subdivisions

Minor Site Plan
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Major Site Plan

Vacation of
public ROW o...

Other
Administrati...

TEDS Exceptions
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Public Land
Dedications

0%

10%

20%

Always

30%

Often

40%

50%

60%

70%

Sometimes

80%

90%

100%

Never

N/A

ALWAYS

OFTEN

SOMETIMES

NEVER

2.61%
4

17.65%
27

45.10%
69

8.50%
13

26.14%
40

153

2.81

4.55%
7

19.48%
30

44.16%
68

12.34%
19

19.48%
30

154

2.80

2.00%
3

12.00%
18

38.67%
58

11.33%
17

36.00%
54

150

2.93

6.45%
10

18.71%
29

41.94%
65

10.97%
17

21.94%
34

155

2.74

7.95%
12

17.22%
26

40.40%
61

10.60%
16

23.84%
36

151

2.70

6.62%
10

19.21%
29

41.72%
63

7.28%
11

25.17%
38

151

2.66

4.76%
7

21.77%
32

37.41%
55

8.84%
13

27.21%
40

147

2.69

3.38%
5

16.89%
25

40.54%
60

6.08%
9

33.11%
49

148

2.74

4.05%
6

20.95%
31

35.14%
52

9.46%
14

30.41%
45

148

2.72

Vacation of public ROW or
Easement

7.43%
11

15.54%
23

35.81%
53

9.46%
14

31.76%
47

148

2.69

Other Administrative Permits

4.76%
7

15.65%
23

37.41%
55

5.44%
8

36.73%
54

147

2.69

2.86%
4

10.00%
14

31.43%
44

5.00%
7

50.71%
71

140

2.78

8.22%
12

17.81%
26

36.30%
53

8.22%
12

29.45%
43

146

2.63

Comprehensive plan amendment
Rezoning
Z&DC text amendment
Planned development
Annexation
Simple Subdivisions
Preliminary/Final Subdivisions
Minor Site Plan
Major Site Plan

TEDS Exceptions
Public Land Dedications
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Q15 What are the most important priorities for development in Grand
Junction that this project needs to address?
Answered: 129

Skipped: 101

#

RESPONSES

DATE

1

Providing more points of interest than just in downtown. Think of neighborhoods as nodes
where people can walk to get dinner, and be close to a grocery store

5/31/2022 12:04 AM

2

Protecting the natural resources promises draw people to colorado - clean air, clean water,
views, basic needs accessibility for all income levels, improvement of public transit, open
spaces both wild and manicured.

5/28/2022 5:18 PM

3

Trader Joe’s

5/28/2022 3:08 PM

4

Outdoor space at reasonable prices is key. We don’t want to become the next Denver. Our
community should stay relaxed, open and affordable.

5/28/2022 7:17 AM

5

Revitalize old neighborhoods where homeless hang out Encourage nighttime lighting to reduce
crime

5/27/2022 6:11 PM

6

Stop approving R-5 subdivisions being developed within /amongst established, existing already
congested R-4 neighborhoods! Build more bridges from OM to GJ across the river.

5/27/2022 9:49 AM

7

Keep our buffer zones, keep our natural areas, trails and natural beauty and do not
overdevelop our town

5/27/2022 8:04 AM

8

Clarification of residential parking, how many parking spots to a home, landlord responsibility
for providing adequate parking to renters, residential parking permits program to limit squatters
and overflow of vehicles.

5/25/2022 1:42 PM

9

Homeless people. They have taken over our parks, sidewalks, bus stops, empty fields, you
name it, and they are there setting up camps. There need to be strict and enforced
regulations/rules as to where they can & can't be.

5/9/2022 10:56 AM

10

predictable outcomes for development. The City/Community usually wants "high quality"
buildings and development but they are the ones paying for it. There needs to be more
incentives for development to provide higher quality product.

5/4/2022 5:06 PM

11

Homeless and low-income housing

5/4/2022 2:36 PM

12

Affordable, more dense housing encouraging amenities in neighborhoods like access to
grocery, parks, open space, trails. Less sprawl - all of us are subsidizing low density zoning
with our taxpayer dollars while lower income individuals are struggling to afford a place to live.
Plan this community for ALL people, not just wealthy folks and developers. Provide
infrastructure for those who don't have cars or choose to bike/walk. Less cars on the road is
better for everyone.

4/30/2022 11:55 AM

13

Street access for bikes and pedestrians, more and better multi-family housing in the core of
the city through redevelopment of old housing.

4/28/2022 5:21 PM

14

Climate change resilience: updated building codes, xeriscape landscaping requirements,
incentives for solar. Bikeable/walkable communities that are connected with dedicated trails.

4/28/2022 1:13 PM

15

Make GJ more walkable and bike friendly.

4/28/2022 6:59 AM

16

Unified development, both commercial and residential,instead of many little one-acre
developments with cul-de-sacs that don't connect with each other.

4/26/2022 4:11 PM

17

Affordable housing

4/26/2022 3:42 PM

18

Too many houses on too little property space. I'm tired of looking at the homeless. Tiny
apartments are great. Put said apartments behind the Catholic Outreach Center. I don't want
Grand Junction to look like Kensington PA. Why can't Grand Junction get a YMCA?

4/25/2022 7:52 PM
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19

Charge bank owned properties for leaving homes vacant. It brings down neighbors property
values and morale, while banks can wait for the housing market to increase.

4/25/2022 6:08 PM

20

Affordable housing, senior housing, higher density Connect bike lanes

4/25/2022 3:30 PM

21

We need more affordable house. Affordable being the key word. The housing market is out of
control for buying and renting. If something was to happen to my home finding another one
would be impossible. My brother in law has been looking for a rental for months and months,
has done so many applications and paid so many application fees to be denied for one reason
or another. He has decent credit, a good job, and one dog, it shouldn’t be that hard to find a
rental. I like how the city stays on top of peoples housing for weed control and things like that.
But then you allow an eye sore like the old Far East building on north to just sit there, run
down. A lot of North Ave looks very run down and the homeless population is out of control.

4/25/2022 9:59 AM

22

I think GJ needs to put in a REC center, I pray daily Willow Rd. 536 1/2 especially is tended to.
My sister knows what is going on at the house, every neighbor has called and asked to please
evict him. My sister refuses because he is the father of her 3 grown children. He has dropped
the property value on every neighbor home due to the way they have cared for my mothers
property at 536 1/2 Willow Rd. He has continued to break the law, let alone my parents hearts,
all the love that they provided over the years, and this is how my sister and brother-in-law say
thanks mom & dad. This is why I am saying that I need your assistance with this matter... GJ

4/25/2022 9:28 AM

23

Affordable housing.

4/25/2022 7:53 AM

24

providing affordable housing, cleaning up some of the “run down” neighborhoods,

4/24/2022 9:05 AM

25

Common sense: if you want neighbors to interact with each other, does it make sense to build
homes where nobody ever sees their neighbors? Without sidewalks, community gardens
community recreation areas or parks?

4/24/2022 8:17 AM

26

We need to be investing in open space within our community. There are tracks of private land
that could be purchased in partnership with land trusts to create those spaces. We need to
make paths for safe biking a key component of development. Our community is changing with
lots of new development. This strains infrastructure and alters the quality of life that we enjoy
here.

4/23/2022 9:46 PM

27

Stip taking our green space for too many homes built on too little land with NO IMPACT FEES
for developers. We need to learn from what other towns have already learned - let's not spin
our wheels in frustration before its too late. We need to think of ageing place - tiny homes,
communal living, no impact on schools and services for children! GJ is drawing
retirees.......they don't want to see their tax dollars go to crowded schools with overworked
teachers!!! Let the developers pay..........

4/23/2022 9:43 PM

28

address infill and maintain rural areas

4/22/2022 4:38 PM

29

Allowing for considerate development that increases housing options at all levels, yet works to
maintain the character of Grand Junction (established neighborhoods/historic homes and
building preserved and repurposed rather than replaced). I would also like to see the load of
increased density shared throughout the City of Grand Junction, and not just focused in places
like Downtown. Continuing to allow ADUs Downtown may be a way to increase density while
preserving original old homes too. I would also like to see incentives offered to developers to
preserve and reimagine older buildings (mixed use/residential/retail/office).

4/21/2022 9:10 PM

30

Bike paths and supermarket downtown

4/14/2022 4:54 AM

31

Connection with walk and bike lanes small stores to walk and bike to

4/13/2022 3:24 PM

32

Open spaces, trails, parks, denser affordable housing, less eyesore new buildings in historic
areas, STOP BUILDING ALONG LUNCH LOOPS (as a recreational user, this is the city’s
greatest asset & part of Colorado’s 2 billion dollar Rec industry, but by all means, build another
mansion for a handful of rich white guys from Aspen)

4/13/2022 9:19 AM

33

I know there's a transportation plan too but I'd really like to see better movement within the city
via bike lanes and pedestrian paths. We need to be building UP instead of OUT. These new
single family home developments going in are a joke. Stop thinking with the traditional
American mindset that everyone needs a 3/2 house with a yard. These three story apartment
complexes are a step in the right direction but it's still not great because they almost all have
to have a vehicle if they don't want to be limited to one store. Put retail underneath dense
housing. Stop building strip mall type places. ADU regulations should be relaxed too, if your

4/13/2022 7:52 AM
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property has the room for over 900sqft then why not? I'd really like to see Grand Junction lead
the way for attempts at doing something different and progressive with developments in the
valley but I don't have much hope. I see sprawl, I see traffic, I see overused resources and I
see another typical American city.
34

A slow, thoughtful, process considering all aspects and impacts before rushing into
development of new neighborhoods and commercial. It all feels very fast and jammed right
now. You can feel the intensity here.

4/12/2022 4:00 PM

35

Commercial property upgrades

4/12/2022 12:46 PM

36

Too much cramming of development into every nook and cranny reduces the quality of the
neighborhood, as does increased housing density stuffed into residential neighborhoods.

4/12/2022 11:22 AM

37

It needs to allow for private sector development to bring product to the market that exists
without tampering, downzoning, extraction, and punitive measures

4/12/2022 11:04 AM

38

Affordable housing in GJ, encourage in-fill development and mixed use development

4/12/2022 11:00 AM

39

I do not see grocery stores being integrated into developments. The loss of the downtown City
Market left all downtown residents and visitors with no easy place to obtain nutritious food at
reasonable prices. Development must include more realistic services for the residents. Please
insist that any development will provide for easy foot traffic to a food center. Not everyone has
access to an auto or bus transport. Please!

4/12/2022 10:14 AM

40

again, don't know if this is your purview, but many existing buildings and homes are poorly
maintained, with weed filled or no landscaping, and too much asphalt which is not broken up by
plantings or other features.

4/12/2022 9:50 AM

41

STOP DEVELOPMENT UNTIL THE REAL COSTS ARE PROPERLY ASSESSED and
FAIRLY APPORTIONED. Traffic mitigation and ROAD construction MUST BE paid BY THE
DEVELOPERS not the taxpayers. -- Hire Competent planners and traffic engineers. FIRE the
City Manager .

4/12/2022 7:02 AM

42

Streamline the process; maintain reasonable fee structure

4/11/2022 9:11 PM

43

Quality not sprawl. Fill in before adding more massive buildouts

4/11/2022 7:20 PM

44

Developer responsibility for street damage and maintenance for longer than current
requirements. The City is full of dips, ruts and bumps caused by development or utility work.
and bumps caused by development work

4/11/2022 4:00 PM

45

Traffic planning.

4/11/2022 2:09 PM

46

To provide parks and recreation areas close to housing. To prevent density that is an overriding
problem on the front range.

4/11/2022 12:53 PM

47

Require development to include adequate public infrastructure improvements especially in the
areas of transportation and drainage.

4/11/2022 11:19 AM

48

More bike lanes and preserve mountain bike areas around town. More recreational areas.

4/11/2022 10:32 AM

49

How all these new applications will impact traffic, water, schools, road repair, noise, services.
We do not need Grand Junction to be Denver. Our roads are so bad and there is so much more
traffic.

4/11/2022 10:06 AM

50

preserve open space; allow less high density development; preserve agricultural aspect of
Grand Valley

4/11/2022 9:42 AM

51

Covering the ugly rail yard and oil tanks that face Riverfront Drive. Mandating property clean
ups, where necessary.

4/11/2022 9:05 AM

52

Adequate or expanded roads and access before approval of large scale developments which
only bring more automobiles into the area.

4/11/2022 8:21 AM

53

Mesa State needs to provide more parking-before they are allowed to build more. Auto traffic
flow needs to be first, before bikes and peds. Stop shrinking 4 lanes to 2.

4/11/2022 8:05 AM

54

Recreation Center - NOT IN Lincoln Park

4/11/2022 7:57 AM

55

Affordable housing is a for-real crisis. I'm 67 and my kids are in their 30s but all struggled to

4/11/2022 7:38 AM
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get into the market (one may never own his own home). I've got relatives in very large homes
on huge lots and if we can afford as a community to support that kind of life style, surely we
can support living space options on the other end of the scale.
56

- Eliminate parking requirements for residential uses in the B2 zone and for ADUs in all zones.
- Revise the transportation development impact fee program so that paid by development in
the B-2 zone or the designated redevelopment zones doesn't pay for new lane-mile capacity
(road expansions) but is instead used to pay for multimodal improvements and parking
management which benefits infill/downtown development. - Do a nexus study for the open
space exaction fee program before it's challenged in court as illegal and increase the threshold
from subdivisions of 10 or more to subdivisions of 50 or more. - Stop prohibiting grey water
systems for landscaping irrigation in new residential development.

4/10/2022 12:58 PM

57

Simplify the amount and type of review required and make the zones more flexible. More
administrative approval

4/9/2022 11:27 AM

58

It is irresponsible for commercial properties to be required to have lawn and shrubs in the
desert, especially in when everyone is asked to conserve water usage. Seems hypocritical and
wasteful. There should be an allowance for xeriscaping or rock. I'm thinking of 555 & 610 W
Gunnison, the fuel station at 1st & Grand with the dead grass, etc.

4/9/2022 10:01 AM

59

Rec center!!!!!!!!! More pickleball courts. Please plan growth so we look like a real city and not
hodge lodge.

4/9/2022 8:28 AM

60

Housing for the homeless if they will are willing to get off the street and be safe

4/8/2022 11:23 PM

61

Maintain open space, preserve public access

4/8/2022 1:24 PM

62

Safety, safety and acceptance of final project meeting improvement specifications

4/7/2022 11:26 PM

63

Foremost, the Rec center at Matchett Park. Nobody in "powers that be" seems to listen to
what we want and where it should be built. Other sites are rediculous!

4/7/2022 3:05 PM

64

Grand Junction needs to work on helping the lower class escape the poverty cycle by offering
us housing opportunities. Clifton deserves to feel like a community. Living there feels dreadful.
The commercialized spaces do not feel like they do in town. It feels unsafe. Considering this is
the only affordable neighborhood to get out of the renting market, Clifton deserves to feel like a
community that is cared about.

4/7/2022 1:55 PM

65

Affordable housing for young families. Beautification of common areas with green spaces.

4/7/2022 1:53 PM

66

Quit allowing for suburban sprawl before we have a doughnut shaped city like Cleveland or
Detroit. Make it easier to develop in the core of the city to promote the vision that keeps being
shown in all of the visioning/future plans of the city. Removing one way streets, protected
pedestrian cross walks, ease of urban development and remove the blanket policies that are
geared toward tract homes - that would be strong start. Also force the city to encourage
development in the urban area with financial incentives for all development - not just
income/age restricted housing like we have had over the past 2-3 decades. The city should not
be a land developer (River Front), but a accessible means to private equity who can do that
work at a fraction of the cost and for a profit. Having the city on the same page as the DDA
would make a world of difference in progress for the overall community.

4/7/2022 11:25 AM

67

Affordable housing for seniors on main bus routes. Do not give tax breaks and other giveaways
to developers, this just causes other taxpayers to foot the bill that are just trying to break
even. If developers need giveaways then they don't really know if they have a market. If there
is a market, then some other developer will step in.

4/7/2022 10:23 AM

68

The city of GJ needs to celebrate the Colorado and Gunnison rivers and not treat the like
sewers or run-off ditches. We need more development overlooking the rivers so we can enjoy
the sacred water. (Have you ever been to the San Antonia, TX river walk?)

4/7/2022 9:12 AM

69

Affordable housing, housing first for the homeless.

4/7/2022 7:46 AM

70

Affordable housing, reduced reliance on cars, increased density instead of sprawl

4/6/2022 9:52 PM

71

Affordable housing for Seniors who can support each other yet remain independent. Circular
housing with maintenance and other amenities provided.

4/6/2022 9:18 PM

72

MAKE DEVELOPERS PAY FOR INFRASTURE AND KEEP REAL ESTATE PEOPLE AND
DEVELOPERS OUT OF PUBLIC OFFICE!

4/6/2022 8:22 PM
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73

Find ways to reduce cost, increase density, create codes that are more predictable for creative
projects

4/6/2022 6:44 PM

74

Consistent zoning; keep the character of existing neighborhoods and feather in higher density
slowly! no big buildings next to existing single family homes; green space planned into the city
everywhere, especially in poorer areas.

4/6/2022 5:07 PM

75

Clean up the city. The city is ugly with trash, delipidated buildings and just an overall junky
appearance. The city needs to work with the county for a coordinated clean up of the place.

4/6/2022 3:17 PM

76

traffic flow. As new housing goes in, and it should, traffic flow must be considered

4/6/2022 1:29 PM

77

Drought and the problems inherent in requiring residents to conserve water while approving
more and more subdivisions, making water more and more scarce. This is a nightmare
scenario.

4/6/2022 1:04 PM

78

Affordable housing that is made sustainably, minimizing impact on the environment (e.g. native
plants vs grass), and allowing a walkable/bikeable/public transportation lifestyle vs relying on
cars. I also believe there is tremendous opportunity to help build community with mindful
design/architecture. For example, building homes with front porches and front space will
encourage neighbors to interact. "Micro" community spaces (e.g. smaller flexible community
centers) that are walkable/bikeable for residents in a neighborhood can also help build
community and bring people together.

4/6/2022 11:55 AM

79

More trails like the river front trail. Maybe protected bike lanes? Too many times iave been ran
off the road by unfriendly cars on the road. Even on the down town strip ive had people speed
around me and cut me off just to meet them at the next stop light while im calmly riding at the
right side of the road. Safe bike lanes are a great option.

4/6/2022 11:44 AM

80

increase in traffic, beautification of the city, water availability, senior housing with smaller
houses and no yard maintenance (like Del Webb community)

4/6/2022 11:36 AM

81

Too much growth Developing too quickly Charge developers much more money for tap fees,
etc. This would slow the number/speed of new developments and would still help the City tax
base. Be VERY MINDFUL of GJ's quality of life -- don't destroy a good thing.

4/6/2022 11:27 AM

82

Tearing down the aging structures around town, especially downtown to make it more of an
inviting and welcome, safe environment for tourists and locals. Second priority is better
landscaping at places like along the Horizon/I-70 exit with all the hotels. Making it more
attractive and less transient looking.

4/6/2022 11:21 AM

83

As mentioned earlier, preserving existing open spaces rather than turning them into
commercial or residential areas. These open green spaces are what attracts people to this
area that other places lack. Once you destroy these areas you will never get them back. They
are far more valuable than any type of housing or business structure. The same goes for
prioritizing parks. I can’t believe that despite all of the development in the Redlands there are
so few parks. Lastly, prioritize and always include bike lanes in the planning process. Provide
safe alternative paths for people to access major shops and stores.

4/6/2022 10:23 AM

84

#1 REC CENTER OR SOMETHING FOR THE KIDS TO DO AND GO. WE HAVE MORE FOR
HOMELESS AND CRIMINALS TO DO THAN OUR OWN CHILDEREN. #2 More development
on the east side of town. We very little over there and a lot of space to build. The eastside is
the most populated and the most desirable right now for affordability. Cut your traffic down....
#3. The city lights need to looked at. Maverick by the hwy in Clifton, so many run the light
because you sit for almost 5 minutes. Again. the east side is the most problem with light
times.

4/6/2022 10:09 AM

85

There is a huge need for affordable housing. This is housing priced under $300,000, preferably
under $250,000. Also, the City Planning Department shouldn't send out notices on input for a
new project that affects my quality of living only to be told it has already been approved.

4/6/2022 10:06 AM

86

fixing the streets and making people clean up propertys

4/6/2022 9:48 AM

87

Code enforcement

4/6/2022 8:56 AM

88

Clean up around 5th street bridge

4/6/2022 8:39 AM

89

OVERdevelopment within the city limits

4/6/2022 7:40 AM
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90

Public input!

4/5/2022 9:35 PM

91

Too rapid growth without good, well thought out planning leads to poor, unwelcome outcomes!!

4/5/2022 9:32 PM

92

Accessibility and developing a town that can be lived in without a vehicle.

4/5/2022 9:18 PM

93

Más casas y apartamentos con precios cómodos, más áreas fáciles para caminar o andar en
bicicleta

4/5/2022 8:55 PM

94

New developments need to invite homeowners and residents to participate. Not just the
developers who don't care how their projects may negatively affect people who live and work
here.

4/5/2022 8:41 PM

95

To many short term rentals aka Airb&b’s in one area. Need to limit the number per block or
area. Also need individual notice of meetings etc.

4/5/2022 7:47 PM

96

Too much development and not enough concern for infrastructure and paying for the
development. We need to keep some open space!

4/5/2022 7:18 PM

97

Need to realize that there is only so much land and water and that at some point, the area will
need to reconsider ongoing growth and development.

4/5/2022 6:56 PM

98

Three categories: Curb housing contractors and add restrictions to elevate urban buildings by
height, within a zone circular and proportional to pop. density per sq. Area Buy out mobile
homes. Designate few areas for industrial uses, business sector, tech and industry.

4/5/2022 6:55 PM

99

Denser neighborhoods capitalizing on infill of existing lots (how many gravel lots does the city
plan on collecting?) More trails and wider sidewalks and some way to slow motorvehicle traffic
through pedestrian friendly areas (perhaps a spike strip at the 7th and Main roundabout or
some kind of rhinoceros crossing guard.)

4/5/2022 6:45 PM

100

A simple moratorium on development for a period of time to address infrasture issues as the
highest priority before any further development occurs.

4/5/2022 6:40 PM

101

stop building so many new homes and mcmansions, keep open space

4/5/2022 6:32 PM

102

Rec center, downtown grocery store, public parks/open space

4/5/2022 6:28 PM

103

More park development and walking and biking paths that lead to where we work, shop and
play. Making certain to upgrade and widen roads before putting in large housing development or
subdivisions,

4/5/2022 6:13 PM

104

The future development needs to prioritize pedestrians and alternative modes of transportation
beyond vehicles. Higher density residential living to prevent urban sprawl and protect the open
space that makes the valley unique. Combining commercial and residential spaces will make
for a more useful and efficient neighborhood.

4/5/2022 6:03 PM

105

I would like to see self-sufficient neighborhoods that allow for walking and biking to obtain
basic services. It's also important that young people can afford to buy homes here. There is
way too much development for millionaires from out of state and not enough for the people who
grew up here. If we want GJ to thrive, we need to be family friendly and offer a sustainable,
affordable lifestyle.

4/5/2022 5:39 PM

106

Cleaning up some existing properties! Annex more of Orchard Mesa. One doesn’t have to have
much to keep ALL properties neat and tidy. No trash, no non running vehicles. These items
help eliminate crime as people care. Replace the GJ sign on highway 50. It reflects on how
you care. Expand the fairgrounds by purchasing property to the west while you can! Cleanup
lower downtown by bridge to make it attractive. Purchase space for future while cleaning up

4/5/2022 5:32 PM

107

PROTECT THE NIGHT SKY FROM ADDITIONAL ARTIFICIAL KIGHTING. Eliminate multi
use housing in single family neighborhoods. Ban large storage buildings ga/garages from being
built in residential areas. Recreational toys snd rvs can be stored in areas dedicated for that
purpose where appropriately zoned.

4/5/2022 5:25 PM

108

Don't change zoning of areas that are low density to high density. Property owners make their
buying decisions, in part, based on density, and changing to permit higher density housing in a
traditionally low density area reduces the current owner's way of life and property values.

4/5/2022 5:02 PM

109

compatible, consistent, appropriately timed/scheduled, include amenities

4/5/2022 4:48 PM

110

Affordable housing.

4/5/2022 4:34 PM
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111

affordable housing for renters!!! My 24 YO daughter cannot find even a studio for $1000/mo.

4/5/2022 4:04 PM

112

smaller homes than use less resources

4/5/2022 3:50 PM

113

Stop out of town 2nd and 3rd homeowners, reduce short term rentals. Increase density, reduce
parking lots. Start developing for residents and stop developing for tourists

4/5/2022 3:41 PM

114

Provide single family homes for low income. Provide opportunities for businesses in eastern
low income part of town. Community Hospital should have been built in eastern low income
part of town, not the rich part of town. Hire people with common sense to achieve a more
balanced community design. Currently everyone who participates in the process is affluent and
does not understand the needs of low income families.

4/5/2022 3:40 PM

115

Affordable housing for young families trying to make a go of it with the low wages paid in the
area.

4/5/2022 3:04 PM

116

Give residential homes more space and yards.

4/5/2022 2:45 PM

117

Too many subdivisions without addressing neighbor concerns and changing zoning to put in
high density homes. Turning farmland into mini estates. Too many people without
consideration of the infrastructure and water needs. After all with all the growth and traffic
concerns, maybe time to address what the community wants and NOT the real estate agents,
which there are hundreds, or the developers. If not restrained, though money talks, we will be
another Denver or Silicon Valley which I left for the very same reason, uncontrolled growth and
the loss of quality if life. I’m all for a semi moratorium to address where we are and if we can
handle more growth. The traffic issues already an issue. Lets take a break and reconsider
where we are heading with this grow, grow a d get bigger attitude. I guarantee at least 75% of
the people are in my court. Think carefully, once done it can’t be undone!

4/5/2022 2:32 PM

118

We need competition for retail stores and warehouse stores. Very limited on where you can
shop

4/5/2022 2:10 PM

119

affordable housing Open spaces

4/5/2022 1:51 PM

120

Incentives if necessary to investors to tear down the non-maintained, old, vacant buildings or
blocks of houses and rebuild

4/5/2022 1:48 PM

121

Flowing traffic, school access.

4/5/2022 1:14 PM

122

Density and the need for more diversification of housing. ie: condos, townhomes, tiny homes,
multigenerational/ADU (with two stoves!)

4/5/2022 12:33 PM

123

Housing supply, densification/infill, safe and efficient pedestrian/cycling infrastructure, transit
feasibility.

4/5/2022 12:17 PM

124

Easy access by walking and bicycling (15-20 minutes or less) through attractive and safe
street scapes to grocery shopping, and other like amenities. Providing a variety of housing
options and price pointed in each neighborhood.

4/5/2022 11:48 AM

125

Walkability/Bikeability of neighborhoods.

4/5/2022 11:06 AM

126

Continuing to grow the connectivity of the city (ie. maybe we don't need a new grocery store or
shopping plaza downtown, if it is connected by easy and safe transport by bike or foot).
Allowing neighborhoods to mesh and use each others services (very strong divide between
North of North or South of North or Redlands or Riverside). Making things more cohesive as a
city. Utilize things already existing and a new fashion instead of just a bunch of new modern
build items. I like the way that the city tries to preserve the historic charm of the area while
trying to be innovate and bring new/modern services and feel to the old charm.

4/5/2022 11:02 AM

127

Commuter friendly (not for motor vehicles)

4/5/2022 9:41 AM

128

Safe biking/ green transportation and allowing for a more walkable city

4/5/2022 9:31 AM

129

As housing costs continue to increase in the Valley, it is essential to increase our housing
stock, but only through building up rather than out. Our agricultural industry is essential to our
culture, and emphasizing dense mixed use housing and commercial districts prevents urban
sprawl encroaching on family farms. In addition, reducing or eliminating the minimum parking
requirement allows for increased walkability and bike ability, boosting quality of life and
financial viability of developments.

4/5/2022 9:04 AM
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Q16 Tell us about you! I am a:
Answered: 168

Skipped: 62

Resident or
property owner

Business owner

Developer

Consultant

Other (please
describe):
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ANSWER CHOICES

RESPONSES

Resident or property owner

86.31%

Business owner

2.98%

5

Developer

1.79%

3

Consultant

2.38%

4

Other (please describe):

6.55%

11

145

TOTAL

168

#

OTHER (PLEASE DESCRIBE):

DATE

1

57 year old, straight, white, female, grandmother who's concerned about my straight voice
being crushed.

4/25/2022 7:52 PM

2

I am a property owner in Fruitvale. I love our area and our facilities and public workers. Give
our leadership (in planning/zoning) the opportunity to learn from others - successful towns.
Let's get the blueprints instead of wasting time and energy on reinventing the wheel.

4/23/2022 9:43 PM

3

Also a business owner, question should allow multiple selections.

4/13/2022 9:19 AM

4

Former city resident living in Grand Junction suburbs who daily uses city services. Former atty
who is concerned about the ability of folks in developments to have easy foot access to
grocery stores, among other things.

4/12/2022 10:14 AM

5

So, why would you think I am just one of these! I am at least three. This is not adapted to
multi-tasking.

4/9/2022 10:07 PM

6

Property Owner, Business Owner, Developer

4/7/2022 11:25 AM

7

I am a Real Estate agent in the valley for over 20 yrs.

4/6/2022 10:09 AM
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8

Resident, property owner and business owner.

4/5/2022 8:41 PM

9

Citizen

4/5/2022 6:55 PM

10

A property owner who will no longer be a resident if this persists.

4/5/2022 6:40 PM

11

all of the above

4/5/2022 12:33 PM
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Q17 What is a good time and place for you to participate in public
meetings about this project? Check all that apply:
Answered: 155

Skipped: 75

Weekday
mornings
Weekday over
lunch
Weekday
evenings
Weekends
In person
downtown
In person in
my...
In person at a
citywide eve...
In person
through an...
Virtually,
through an...
Virtually,
through...
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ANSWER CHOICES

RESPONSES

Weekday mornings

22.58%

35

Weekday over lunch

24.52%

38

Weekday evenings

49.68%

77

Weekends

19.35%

30

In person downtown

35.48%

55

In person in my neighborhood, at a community center, a library, or a high school

56.13%

87

In person at a citywide event like a farmers’ market or an art fair

22.58%

35

In person through an event with my faith community or a neighborhood group

6.45%

10

Virtually, through an online meeting

43.23%

67

Virtually, through interacting with information on the project website

35.48%

55

Total Respondents: 155
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