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Goals and Actions 

Goal:  Maintain and enhance the economic, 

cultural and social vitality of the Downtown 

Original Square Mile. 

 

Actions: 

 Maintain and expand public amenities 

and services in Downtown 

 Implement infill and redevelopment 

policies that support downtown 

 Encourage a wide mix of uses, offering 

retail and commercial services along 

street level and 

business/office/residential on upper 

floors 

 Monitor market conditions and actively 

promote vitality of Downtown locations 

 Continue to support and expand Art-on-

the-Corner 

 Continue to support and expand the 

cultural offerings downtown, including 

theaters, museums and festivals 

 Enhance and preserve Whitman and 

Emerson Parks to encourage use by the 

community 

 

Goal:  Promote downtown living by 

providing a wide range of housing 

opportunities in the Study Area. 

 

Actions: 

 Support a regional housing strategy with 

an emphasis on infill, downtown 

housing 

 Educate developers about resources 

available for delivery of affordable units 

 Amend zoning and building codes to 

accommodate vertical mixed-use 

development 

 Educate local appraisers and real estate 

and financial institutions on 

valuing/under-writing mixed-use 

projects 

 

 

Goal:  Enhance the transportation system to 

accommodate automobiles, bikes and 

pedestrians, and provide adequate, 

convenient parking. 

 

Actions: 

 Partner in investments for public right-

of-way improvements 

 Encourage pedestrian movement 

through good design, safe crossings, and 

identifiable connections 

 Reconfigure public thoroughfares to 

provide safe multi-modal transportation 

 Advance and fund the Ute/Pitkin 

realignment to the south 

 Manage vehicular traffic in high 

pedestrian areas 

 Incorporate bike routes on all residential 

streets that connect to the commercial 

core 

 Prepare a long-term parking plan to 

maximize shared parking facilities 

 Modify the codes to limit the 

establishment of private parking lots and 

find ways to fund public parking in the 

downtown area 

 

 

Goal:  Stabilize and enhance the historic 

residential neighborhoods. 

 

Actions: 

 Discourage further encroachment of non-

residential uses into the established 

residential neighborhoods 

 Establish design standards for the 

transitional areas to include larger 

setbacks, detached sidewalks, 

appropriate building heights, and 

pedestrian-friendly features along the 

street 

 Work with local lenders to offer low-

interest rehabilitation loans for upgrades 
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 Establish a disbursement policy for 

service organizations 

 Establish a replacement housing policy 

for loss of affordable units due to 

redevelopment initiatives 

 Explore the options of a city-wide 

housing policy to address a variety of 

enforcement issues 

 Promote the establishment of 

neighborhood watch and neighborhood 

organizations 

 Explore adoption of a model blocks 

program 

 

 

Goal:  Establish and promote a unique 

identity for the Downtown Area 

 

Actions: 

 Advance a façade improvement program 

to preserve historic character and 

structures 

 Develop a set of guidelines to address 

streetscape, landscape, building and 

façade design, as well as signage and 

parking standards specific to downtown 

 Enhance the aesthetic appeal of the area 

through gateway improvements 

 Identify and promote designation of 

historic structures 

 Develop a public signage palette with 

varying sizes, poles and ornamentation, 

colors, fonts and logos 

 

 

Goal:  Jump-start the revitalization and 

reinvestment in the downtown area with 

strategic catalyst projects (see Appendix A) 

 

Actions: 

 Plan and budget for strategic property 

acquisition for future development 

 Identify locations for and promote the 

concepts of catalyst projects, including 

Public Building/Housing/Mixed-Use,  

Live/Work Units, Mixed-Use 

Retail/Residential, and Mixed-Use 

Retail/Office 

 

Conclusions 

Successful implementation of the Strategic 

Downtown Master Plan will depend on 

committed leadership from the public and 

private sectors.  So that it won’t be vulnerable 

to the failure of one project, many projects 

should always be underway at any given 

time, and a wide variety of stakeholders 

involved.  Success will also be dependent on 

removing barriers to investment; therefore, 

regulations will need to allow and encourage 

what the City and Downtown advocates 

want and prohibit what they don’t want. 

Victories, even minor ones, should be 

broadcast through a comprehensive 

communications strategy, and all policy and 

regulatory documents should be aligned 

towards the common goals expressed herein. 

 

While the Downtown is the heart of the 

community, it is but one subset of a larger 

market and as such has strengths which can 

be capitalized on and limitations which 

should be overcome.  Downtown has a 

tremendous influence on the economic well-

being of the entire region.  Therefore, it is 

widely accepted that early projects in any 

revitalization effort should be publicly 

assisted until market conditions reach levels 

where new construction can support itself.   
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The proposed approach to renaissance of the 

Original Square Mile is based on an approach 

which encourages strategic investment in a 

compact environment containing an 

appropriate mix of land uses, with a greater 

emphasis to multiple forms of access, 

resulting in a unique sense of place.  The Plan 

is intended to assist the City of Grand 

Junction and the Downtown Partnership 

(DDA and DTA), business and property 

owners, and other advocacy partners with a 

technical framework for discussions 

regarding market opportunities, 

programming alternatives, and partnership 

strategies.  The vision and directives 

referenced here were developed with input 

from the Steering Committee, Downtown 

stakeholders, and guidance from the 

Consultant Team.   

 

The Strategic Downtown Master Plan is the 

roadmap to move the community’s vision 

towards reality and to ensure that the 

renaissance of Downtown is accomplished in 

a way that balances private investment 

objectives with community sustainability.  

Ultimately, the staff and citizenry of Grand 

Junction will select a final course of action for 

change.  The information presented here is 

designed to provide for consideration and 

sound decision-making. It is the 

recommendation of the authors of this report 

that the information contained herein be 

reviewed and updated every three to five 

years as conditions change. 

 

9 Principles of Downtown Revitalization 

 

1 Make a Great Plan 

2 Many, Many Projects 

3 Many, Many Stakeholders 

4 Committed, Ongoing Leadership 

5 An Effective Organization 

6 Development Standards 

7 Communication and Marketing Programs 

8 Supportive Government 

9 Ongoing Review 
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A p p e n d i x  A :  

C a t a l y s t  C o n c e p t s  

 

The strategy for renaissance of the Study 

Area was based on development and 

targeted investment in key nodes, or catalyst 

areas, which hold investment potential 

despite select economic and other 

development challenges.  These concepts are 

defined as urbanized places with 

concentrations of jobs, housing units, 

commercial uses, public spaces, and / or 

pedestrian activity, which in combination 

create a sense of place.  Predominant land 

uses can be residential and non-residential, 

institutional or public.  Within these 

relatively compact geographic areas, different 

land uses are found side by side or within the 

same structure.  The mix of uses are 

frequently located in taller structures with 

minimal setbacks and reduced parking 

requirements, all in an effort to achieve rents 

and sale prices necessary to support higher 

construction costs.  These nodes of 

development serve as catalysts for public and 

private investment and economic activity, 

effectively building off the strengths of the 

surrounding area and connecting to adjacent 

neighborhoods.   

 

Note:  The catalyst concepts are not site-specific.  

Rather, several concepts may have application in 

many locations with the Study Area.  

 

In order to evaluate a proposed project’s 

potential as a catalyst investment it must first 

be evaluated based on accepted criteria.  The 

premise behind a catalyst investment area 

assumes concentrating resources in select 

locations that will have a positive economic 

ripple effect in surrounding areas and 

neighborhoods.  In this way, public partners 

(e.g., Downtown Partnership, City of Grand 

Junction, Mesa County, Library District, 

Housing Authority, etc.) can effectively 

leverage investment efforts to overcome 

barriers and achieve desired outcomes.   

 

Implementation and management of catalyst 

areas is generally the responsibility of a 

combination of entities including business 

organizations, special districts, neighborhood 

and other interest groups, and individual 

property owners.   Potential criteria for 

catalyst projects in downtowns and/or urban 

redevelopment areas are outlined below: 

 

1. Consistent with goals of plans and policy 

documents 

2. Reflects findings of recent community 

surveying  

3. Connects to larger community 

4. Links sub-areas 

5. Responds to market opportunities  

6. Improves jobs-to-housing balance 

7. Strengthens public realm 

8. Reinforces key entryways or gateways 

9. Communicates community identity 

10. Encourages fiscal prudence 

11. Leverages public investment 
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12. Addresses demonstrated community 

needs 

13. Builds upon prevailing strengths of 

downtown and community 

14. Recognizes / respects historic character 

 

For the purposes of the Strategic Plan, four 

different types of potential catalyst projects 

were identified for Downtown Grand 

Junction. Among the most significant 

challenges facing potential catalyst project 

are the level of market education required to 

achieve project rents at the high end of the 

market, higher development costs associated 

with creating a “place” unique enough to 

attract tenants willing to pay a premium to 

live/work there; and the ability to overcome 

investor perceptions of the projects’ location 

as a transitional area. In the context of 

addressing these challenges and 

understanding the feasibility of these project 

concepts, the Consultant Team prepared a 

series of economic analyses designed to 

quantify the order of magnitude of any 

financial “gap” that might result from the 

development and / or redevelopment of the 

key catalyst concepts listed above.  A 

summary of the economic analyses for each 

concept is presented at the end of this report. 

 

Catalyst Project #1: Public Building / 

Housing / Mixed-Use 

The first catalyst concept is based on a 

public-private partnership to include a large 

public building, commercial retail space, 75 

units of senior housing, 9 units of market-rate 

ownership housing above the retail space, 

and an urban housing project consisting of 18 

row houses.  

Catalyst Project #2: Live/Work Units  

This concept assumes development of 

“live/work” units, which would include 

work space (gallery, office, studio, etc.) on 

the ground floor and living space on the 

upper floors (1-2 levels).  

Catalyst Project #3: Mixed-Use Retail / 

Residential  

This concept assumes a mixed-use 

development of retail space on the ground 

floor and a combination of rental and 

ownership housing on the upper floors.  This 

concept envisions a mid-rise building up to 8 

stories in height.  

 

Catalyst Project #4: Mixed-Use Retail/Office  

This concept assumes a mixed-use 

development of retail space on the ground 

floor and office space on the upper floors.  

This concept envisions a 3-story building. 
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F i l l i n g  t h e  F u n d i n g  

G a p  

 

It is not unusual for downtown and urban 

redevelopment projects to generate economic 

gaps between 25% and 40%.   The 

preliminary analysis summarized herein 

reflected gaps between 32% and 60%, yet 

most still within the reasonable range for 

strategic public investment.  A successful 

public-private partnership may require the 

public sector to be a financial partner to this 

level.  A 20% investment in one of these 

catalyst projects would leverage 

approximately $4 in private investment for 

every $1 spent by the public sector.  This is 

the type of ratio the public sector should 

expect in a redevelopment partnership.   

 

“Closing the gap” for these catalyst projects 

will not be accomplished through the use of 

one strategy or tool.  Rather, many tools, 

used in combination with one another, will 

be necessary to encourage or leverage private 

sector investment to the level shown in the 

analyses presented here.  As shown, potential 

“gap filling” tools and mechanisms could 

include the following: 

 Contributions to Land and Site 

Improvements (Parking)  

 Tax Increment Financing 

 Special Improvement Districts 

 Streamlined Development Approvals 

 Low Income Housing Tax Credits 

(LIHTC) 

 Historic Rehabilitation Tax Credits 

 Market Rent/Sale Write-down 

 Others, as appropriate 
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Conceptual Catalyst Scenarios 

Project Indicator 

Private Sector Investment 

Development Sq Ft: 

Project Land Area (Acres) 3.1 1.6 1.3 1.0 

    Retail/Restaurant 14,400 0 7,500 10,000 

    Office 19,500 0 0 20,000 

    Residential (Rental) 60,000 0 45,000 0 

    Residential (For-Sale) 59,360 52,500 60,000 0 

Total Private Development  153,260 52,500 112,500 30,000 

Floor Area Ratio 113% 75% 199% 67% 

Total Project Value (@ Build-Out) $15,150,825 $8,137,500 $16,092,188 $4,886,250 

Total Project Costs (@ Build-Out) $37,892,901 $13,178,578 $23,677,101 $9,075,000 

Project Margin/(Gap) ($22,742,076) ($5,041,078) ($7,584,914) ($4,188,750) 

Project Margin/(Gap) % -60% -38% -32% -46% 

Potential Contributions to Gap 

Land Writedown $6,076,620 $1,393,920 $1,132,560 $900,000 

Site Improvements Contribution $704,222 $218,392 $833,081 $915,000 

Supportable TIF (25 Years) $2,100,000 $800,000 $2,400,000 $1,800,000 

Sales Tax Sharing (10 Years) $500,000 $0 $300,000 $300,000 

Special Improvement District (20 Years) $900,000 $300,000 $600,000 $600,000 

Low Income Housing Tax Credit Equity $4,752,000 -- -- -- 

Total Contributions to Gap $15,032,842 $2,712,312 $5,265,641 $4,515,000 

Source: Leland Consulting Group. 

Catalyst Project Concepts 

Public Building/ 

Housing/ Mixed Use   

Live/Work With Retail Mixed-Use  

Retail/Housing 

Mixed-Use Retail/Office 
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Vision for Downtown Grand Junction  

 

“Downtown Grand Junction will be the principal center for economic, entertainment and meeting activity in the community 

and region.  Together with other locations in the region, the Downtown will be a receiving ground for the region’s growth.  

Uses will include a mix of commercial, residential, institutional, lodging, meeting and public spaces.  Historic elements and 

the Downtown’s unique character will be evident in private investment and the public realm.  The Downtown transportation 

network will connect to the region and support internal neighborhoods, shopping and activity districts.  Infrastructure will be 

financed through shared funding mechanisms, proactively phased and strategically located to leverage private investment.  

Green treatments will enhance employment and commercial concentrations, neighborhoods and streets.  Design standards 

will be more progressive than other areas of the community, and will be guided by distinct guidelines and standards.  

Community marketing and promotion efforts will be aggressive and proactive, targeting users which advance sustainability 

and Smart Growth principles.” 

 

Overview 

The Study Area, known as “The Original Square Mile,” is bound by 1st and 12th Streets, North Avenue and South Avenue, located in the south 

central portion of the City.  The Area benefits from a number of characteristics that make it appropriate for development of retail, office, 

residential, institutional and community uses. 

 

Downtown housing has been and is expected to continue to increase in density with smaller households comprised of young and old, and 

moderate and lower-income residents.  However, with a growing concentration of middle-aged, moderate- to high-income households in the City 

as a whole, there is an opportunity for Downtown to attract a more diverse, higher-income resident base. Downtown commercial vacancy and 



rental rates are approaching levels required to support new development and/or redevelopment.  However, “seed” money will likely be 

necessary to leverage private investment in projects that will catalyze reinvestment activity throughout the Study Area. Forecasts indicate that 

more than 1.0 million square feet of employment space (office), more than 1.6 million square feet of retail space and nearly 1,100 residential units 

could be absorbed in the market over the next ten years, from which the Study Area could benefit.  The degree to which Downtown is able to 

capture new demand within the Trade Area (and beyond) will be a function of the redevelopment process itself.   

 

Conclusions 

Successful implementation of the Strategic Downtown Master Plan will depend on 

committed leadership from the public and private sectors.  Success will also be dependent 

on removing barriers to investment; therefore, regulations will need to allow and encourage 

what the City and Downtown advocates want and prohibit what they don’t want. All policy 

and regulatory documents should be aligned towards the common goals expressed herein. 

 

While the Downtown is the heart of the community, it is but one subset of a larger market 

and has strengths which can be capitalized on and limitations which should be overcome.  

Downtown has a tremendous influence on the economic well-being of the entire region.  

Therefore, it is widely accepted that early projects in any revitalization effort should be 

publicly assisted until market conditions reach levels where new construction can support 

itself.   

 

The proposed goals and actions are based on an approach which encourages strategic 

investment in a compact environment containing an appropriate mix of land uses, with a greater emphasis to multiple forms of access, resulting in 

a unique sense of place.  The Plan is intended to assist the City of Grand Junction and the Downtown Partnership (DDA and DTA), business and 

property owners, and other advocacy partners with a technical framework for discussions regarding market opportunities, programming 

alternatives, and partnership strategies.  The vision and directives referenced here were developed with input from the Steering Committee, 

Downtown stakeholders, and guidance from the Consultant Team.  

9 Implementation Principles  

1 Recognize that DT is one submarket that 

competes with the fringe. 

2 Downtown must be market-responsive. 

3 Infrastructure must be protected and 

retained. 

4 Successful downtowns are greater than the 

sum of their parts. 

5 An effective organization must have many 

tools. 

6 Public funds should leverage private 

investment. 

7 Public policy must support downtown 

development. 

8 Solutions must be holistic in nature. 

9 Public-private partnerships are essential. 



Goals and Actions 

Goal:  Maintain and enhance the economic, cultural and social vitality of the Downtown Original Square Mile. 

 

Actions: Maintain and expand public amenities and services in 

Downtown 

 

Agency: DDA Tools: Capital improvement planning 

 Implement infill and redevelopment policies that support 

downtown 

 

 City  Establish concepts in overlay 

zone 

 Encourage a wide mix of uses, offering retail and 

commercial services along street level and 

business/office/residential on upper floors in all except 

for residential areas 

 

 City  Establish in vision and intent of 

overlay zone 

 Monitor market conditions and actively promote vitality 

of Downtown locations 

 

 DDA  Ongoing operational budget 

 Continue to support and expand Art on the Corner 

 

 DDA  Ongoing operational budget 

 Continue to support and expand the cultural offerings 

downtown, including theaters, museums and festivals 

 

 DDA, City  Ongoing operational budgets 

 Enhance and preserve Whitman and Emerson Parks to 

encourage use by the community 

 

 City, DDA  Continuing to develop 

alternatives, work with partners 

 

Goal:  Promote downtown living by providing a wide range of housing opportunities in the Study Area. 

 

Actions: Support a regional housing strategy with an emphasis on 

infill, downtown housing 

Agency: Multi-

Agency 

Tools: Housing Strategy 



 

 Educate developers about resources available for delivery 

of affordable units 

 Multi-

Agency 

 Housing Strategy 

 Amend zoning codes to accommodate vertical mixed-use 

development 

 

 City  Statement in zoning overlay to 

supplement existing zoning 

 

 Educate local appraisers and real estate and financial 

institutions on valuing/under-writing mixed-use projects 

 

 Multi-

agency 

 Housing Strategy 

 

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

Actions: Partner in investments for public right-of-way 

improvements 

Agency: City, DDA Tools: Ongoing partnerships 

 Encourage pedestrian movement through good design, 

safe crossings, and identifiable connections 

 

 City  Ongoing directed effort on 

individual projects 

 Reconfigure public thoroughfares to provide safe multi-

modal transportation 

 

 City  Already reinforced through City 

transportation standards 

 Advance and fund the Ute/Pitkin realignment to the 

south 

 

 Multi-

agency 

 City-coordinated effort with 

DDA, CDOT 

 Manage vehicular traffic in high pedestrian areas 

 

 City  Already reinforced through City 

transportation standards 

 Incorporate bike routes on all residential streets that 

connect to the commercial core 

 

 City  Already reinforced through City 

transportation standards 

 Prepare a long-term parking plan to maximize shared 

parking facilities 

 

 City, DDA  Ongoing partnerships, capital 

improvement planning 



 

 Modify the codes to limit the establishment of private 

parking lots and find ways to fund public parking in the 

downtown area 

 City  Zoning overlay; consider option 

of PIL to parking fund in 

Central Business District 

 

Goal:  Stabilize and enhance the historic residential neighborhoods. 

Actions: Discourage further encroachment of non-residential uses 

into the established residential neighborhoods 

 

Agency: City Tools: Zoning overlay 

 Establish design standards for the transitional areas to 

include larger setbacks, detached sidewalks, appropriate 

building heights, and pedestrian-friendly features along 

the street 

 

 City  Zoning overlay 

 Work with local lenders to offer low-interest 

rehabilitation loans for upgrades 

 

 City  Future infill/redevelopment 

program 

 Establish a dispersement policy for service organization 

facilities 

 

 City  Already addressed in current 

code 

 Establish a replacement housing policy for loss of 

affordable units due to redevelopment initiatives 

 

 Multi-

agency 

 Housing Strategy 

 Explore the options of a regional housing policy to 

address a variety of enforcement issues 

 Multi-

agency 

 Consider establishing a Housing 

Maintenance Code  

 Promote the establishment of neighborhood watch and 

neighborhood organizations 

 

 City  Neighborhood Services 

 



 

Goal:  Promote and protect the unique identity of the Downtown Area 

 

Actions: Advance a façade improvement program to preserve 

historic character and structures of commercial 

structures 

 

Agency: DDA Tools: Façade Improvement Grant 

Program 

 Develop a set of guidelines to address streetscape, 

landscape, building and façade design, as well as 

signage and parking standards specific to downtown 

 

 City  Zoning overlay, revised B-2 

zone, consider revising signage 

code  

 Enhance the aesthetic appeal of the area through 

gateway improvements 

 

 DDA  Capital improvement planning 

and wayfinding improvements 

 Identify and promote designation of historic structures 

 

 City  Historical Preservation Board 

 Develop a public signage palette with varying sizes, 

poles and ornamentation, colors, fonts and logos 

 

 DDA, City  Wayfinding improvements for 

Central Business District with 

possible expansion to Original 

Square Mile 

 

Goal:  Jump-start the revitalization and reinvestment in the downtown area with strategic catalyst projects. 

 

Actions: Plan and budget for strategic property acquisition for 

future development 

 

Agency: DDA Tools: Capital improvement planning 

 Identify locations for and promote the concepts of 

catalyst projects, including Public 

Building/Housing/Mixed-Use,  Live/Work Units, 

Mixed-Use Retail/Residential, and Mixed-Use 

Retail/Office 

 Multi-

agency  

 Ongoing partnerships (e.g. City 

Center RFP); capital 

improvement planning 

 




