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1   INTRODUCTION  
The South Downtown Neighborhood Plan Zoning Overlay is intended to provide 
guidance and criteria for the planning, design and implementation of public and 
private improvements in the South Downtown Neighborhood.  If properly 
administered and adhered to, the standards should result in public and private 
development improvements (or a combination thereof) that achieve, as a 
minimum, a common level of quality in terms of site design, architectural design, 
landscaping and other site improvements.  The development concepts are 
illustrated in the drawings in Appendix A.  The Land Use categories and zoning 
districts referenced herein are as shown on the South Downtown Neighborhood 
Future Land Use Map (Appendix C) and the South Downtown Zoning Map 
(Appendix D). 
 
The general purposes of the standards are: 

 To establish a practical, interconnected system of streets, pedestrian 
circulation, greenways and trails that allows easy orientation and 
convenient access for all modes of transportation. 

 To accommodate a broad mix of development types that support and 
encourage alternative transportation, especially non-motorized and transit. 

 To coordinate (re)development with existing plans ï Urban Trails Plan, 
Las Colonias Park Master Plan, long term plans of the Botanical Gardens, 
long term concepts for the City-owned Jarvis Property 

 
These standards supplement other development regulations such as the City of 
Grand Junction Zoning and Development Code, which includes detailed criteria 
by zone district, planned development regulations, design and improvement 
standards, supplemental use regulations and sign regulations and the City 
Transportation and Engineering Design Standards (TEDS).  In the instance the 
following standards are silent on a development concern, the existing regulations 
shall apply. 
 
The standards identify design alternatives and specific design criteria for the 
visual character and physical treatment of private development and public 
improvements within the South Downtown Neighborhood.  They are adopted 
through an overlay zoning district, which will establish the means by which the 
standards are administered and enforced. 
 

2   CORRIDOR  COMMERCIAL  
The purpose of the corridor commercial areas of the South Downtown 
Neighborhood is to provide concentrated retail, service, office and mixed uses 
not including major/regional shopping centers or large outdoor sales areas.  The 
South Downtown Corridor Commercial areas promote the vitality of the entire 
South Downtown Neighborhood.  Pedestrian circulation is encouraged as much 
of this area provides the main link between the Cityôs traditional Downtown Area 
and Las Colonias Park, the Botanic Gardens and the Colorado River corridor. 
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The following standards apply to the Corridor Commerical (Commercial Core and 
Parkway Corridor Commerical land use category and the C-1 zoning district as 
shown on the South Downtown Neighborhood Future Land Use Map (Appendix 
C) and the South Downtown Zoning Map (Appendix D) and generally shown on 
the map below (red cross-hatching). 
 

 
 

ALLOWED USES  
The uses allowed in the Corridor Commercial areas are listed in the Table in 
Appendix B.  This table modifies the uses allowed in the Light Commercial (C-1) 
Zone District in Table 3.5, Use/Zone Matrix of the Zoning and Development Code 
to more specifically address the needs and desires of South Downtown.   
 
INTENSITY/DENSITY  
Subject to the density bonus provisions and other development standards of the 
Zoning and Development Code, the following Intensity/Density provisions shall 
apply: 

 There shall be no maximum gross density within South Downtown 
Corridor Commercial areas; 

 Nonresidential intensity shall not exceed a floor area ratio (FAR) of 8.0;  

 Minimum net density shall not be less than eight (8) dwellings per acre if 
the only uses are residential.   Minimum density shall not apply to mixed 
use development. 

 
MIXED USES  
There shall be no maximum residential density for projects that have a mix of 
uses in the South Downtown Corridor Commercial areas. 

  
STREET DESIGN  
Effective and efficient street design and access shall be considerations in the 
determination of project/district intensity and shall be in accordance with the 
South Downtown Neighborhood Circulation Plan.   
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OPEN SPACE REQUIREMENT  
Multifamily or mixed use developments in the South Downtown Corridor 
Commercial areas shall not be subject to the open space requirements of 
Section 6.3.B.7 of the Zoning and Development Code but shall be required to 
pay 10% of the value of the raw land of the property as determined in Section 
6.3.B of the Code. 
 
PUBLIC PARKS AND OPEN SPACE FEE  
The owner of any residential or mixed use project in the South Downtown 
Commercial Corridor zone district shall be subject to the required Parks Impact 
Fee. 
 
SERVICE ENTRANCES  
Service entrances, service yards and loading areas shall be located only in the 
rear or side yard.  In the South Downtown Commercial Core a six-foot (6') high 
solid fence or wall of stone, wood or masonry shall screen: each service yard or 
area from adjoining single family residential zones and uses which are not 
separated by a street (not counting an alley or any easement).  
 
BILLBOARD S 
Off-premise signs and billboards as defined by the City of Grand Junction Zoning 
and Development Code are not allowed within the Corridor Commercial areas of 
the South Downtown Neighborhood. 
 
PERFORMANCE STANDARDS  
Development and redevelopment within the Corridor Commercial areas in the 
South Downtown Neighborhood shall be designed to develop a coherent 
character in site improvements, streetscape and architectural character.  The 
following standards are intended to create this consistency.  For purposes of this 
section, the South Downtown Corridor Commercial area is made up of two 
subareas as shown on the Future Land Use Map (Appendix C):  Commercial 
Core and Parkway Corridor Commercial.  The Conditional Use Permit criteria 
outlined below applies to residential uses in both the Commercial Core and 
Parkway Corridor Commercial. 
 
1.  Conditional Use Permits for Residential Uses  
Appendix B lists the uses allowed within the South Downtown Corridor 
Commercial areas zoned C-1.  All residential uses in these areas require a 
Conditional Use Permit.  The following review criteria shall apply to residential 
uses in addition to those outlined in Section 2.13 of the Zoning and Development 
Code.   
 

A.  Protection of Privacy.  The proposed plan shall provide reasonable visual 
and auditory privacy for al dwelling units located within and adjacent to the 
site.  Fences, walls, barriers and/or vegetation shall be arranged to protect 
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and enhance the property and to enhance the privacy of on-site and 
neighboring occupants. 

 
B. Site Planning.  Structures within the proposed plan that include residential 

units shall be sited and the buildings designed so as to minimize direct 
views from the new residences to directly-adjacent industrial uses. 
 

C. Protection of Use and Enjoyment.  All elements of the proposed plan shall 
be designed and arranged to have a minimal negative impact on the use 
and enjoyment of adjoining property. 
 

D. Compatible Design and Integration.  All elements of a plan shall coexist in 
a harmonious manner with nearby existing and anticipated development.  
Elements to consider include:  buildings, outdoor storage areas and 
equipment, utility structures, building and paving coverage, landscaping, 
lighting, glare, dust, signage, views, noise, and odors.  The plan must 
ensure that noxious emissions and conditions not typical of land uses in 
the same zoning district will be effectively confined so as not to be 
injurious or detrimental to nearby properties. 

 
2.  Commercial Core  
For purposes of these standards, the Commercial Core area is that depicted in 
the map below.  The applicable areas are on either side of 7th Street and from the 
Riverside Parkway north to Noland. 
 

 
 

Landscaping.  Landscaping requirements may be waived by the Director for any 
property fronting on South 7th Street, and those portions of 3rd Avenue, 4th 
Avenue, and Winters, Noland and Kimball Avenues between 7th Street and 8th 
Street if streetscaping exists or will be provided and/or enhanced in the adjacent 
right-of-way. 
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Use of Front Yard/Parking.  In order to prevent parking from dominating the 
visual setting of the Commercial Core, front yards shall be reserved for 
landscaping, sidewalks, driveway access to parking areas and signage.  Parking 
is not to be located in the front yard ï all parking shall be located behind or to the 
side of the building.   
 
Sites shall be designed and operated so as not to increase on-street parking in 
front of neighborhood dwellings (such as along Noland Avenue).  Onsite parking 
shall be provided unless the lot(s) are too small to accommodate onsite parking; 
in which case parking shall be provided by areas in the near vicinity that have a 
sufficient number of spaces and a lease agreement is in place with the owner of 
the property.    
 
Outdoor Storage and Display.  Outdoor storage and permanent display areas 
shall only be allowed in the rear half of the lot, beside or behind the principal 
structure.  Portable display of retail merchandise may be permitted subject to the 
provisions of the Zoning and Development Code. 
 
Hours of Business.  No use in the Commercial Core shall open or accept 
deliveries earlier than 5:00 AM nor close later than 12:00 AM, unless modified 
through a Conditional Use Permit (CUP) approval.  ñCloseò includes no 
customers on-site, no deliveries and no illumination of signs.    

 
Signage.  The Commercial Core provides a transition from the more public areas 
of the South Downtown Neighborhood to areas of heavier commercial and 
industrial uses.  This consequently requires more restrictive sign regulations to 
maintain compatibility. 
 

 Sign Type.  Flush wall signs and monument signs shall be the only sign 
type allowed.  One (1) real estate sign advertising the property for sale or 
lease shall not exceed ten (10) square feet. 
 

 Location and Size.  Monument signs shall be located at least five feet (5ô) 
behind the front property line and shall not be located in the sight distance 
triangle.  Total sign allowance for the entire site, including flush wall and 
monument signs but excluding real estate signs advertising the property 
for sale or lease, shall not exceed sixty-four (64) square feet per street 
frontage.  The sign allowance for one (1) street frontage may be 
transferred to a side of a building that has no street frontage, but cannot 
be transferred to another street frontage.  Monument signs shall not 
exceed eight feet (8ô) in height. 
 

 Illumination.  Signs shall be externally illuminated only.  Illumination 
complying with Section 7.2.F. of the Zoning and Development Code shall 
be limited to authorized business hours. 
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 Sign Area.  The area of flush wall signs and monument signs shall be 
calculated as per Exhibit 4.2 of the Zoning and Development Code.  Sign 
enhancement features such as bases, pillars, and other decorative 
elements as part of monument signs shall not be counted as part of the 
maximum square footage of the sign, provided such features do not 
exceed the size of the sign face. 

 
Architectural Considerations.  Buildings within the South Downtown 
Commercial Core of South Downtown shall retain a pedestrian scale which can 
be accomplished through the following standards. 
 

 Building Alignment and Orientation Along Streets.  New buildings and 
additions shall be located close to the street, with a maximum setback of 
25 feet.  Main entrances shall open onto a street and shall align with those 
of adjacent buildings.  Setbacks for buildings within the South Downtown 
Commercial Core may be reduced to zero feet (0ô) by the Director.  
 

 Building Mass, Scale and Proportion.  Maximum building size shall not 
exceed 10,000 square feet unless a Conditional Use Permit is issued.   

 
Each new building, its mass in relation to open spaces and its windows, 
doors, and openings shall be visually compatible.  Visually compatible 
means compatible with adjacent and neighboring buildings including 
mass, shape, window, doors, openings, roof shape, roof pitch and 
orientation.  For example, a large building shall be compatible with 
surrounding smaller buildings by dividing its mass into smaller 
components to create a building elevation that is more like the size and 
proportion of the nearby structures. 
 

 Height.  New buildings shall have the same number of stories and a 
height which is compatible with those of nearby structures.  Two and one-
half (2½) stories shall be the maximum subject to maximum height of 
thirty-five feet (35').   

 

 Roof Shape.  The roofs of new buildings shall be visually compatible with 
nearby structures.   

 

 Façade Materials.  All primary buildings shall use exterior materials that 
are durable, economically maintained, and of a quality that will retain their 
appearance over time including but not limited to stone, wood, brick, pre-
cast concrete, stucco and architectural metals for accents.  Facades of all 
metal material may be used except for building facades that face public 
pedestrian routes (e.g. riverfront trail) or public rights-of-way.  Facades 
facing the pedestrian routes and rights-of-way shall be finished with the 
materials stated above. 
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The drawings on the following pages illustrate the intent of these standards.  The 
overlay is intended to help improve the type and quality of development in the 
commercial core of South Downtown; introduce and promote a wider mix of uses; 
and coordinate development in the area with other existing plans such as the 
Urban Trails Plan, the Las Colonias Park Master Plan, long term plans of the 
Botanical Gardens and the long-term ideas for the City-owned Jarvis Property.   
 
 

 
7th Street Corridor Looking North 
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7th Street Corridor Looking South 
 

 
Noland Avenue between 7th and 8th Streets 
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Struthers Avenue between Botanical Gardens and Las Colonias Park Site 


