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ENGINEERING

NELSON, HALEY, PATTERSON and QUIRK, INC.

LCONSULTANTS 760 HORIZON DRIVE GRAND JUNCTION, COLORADO 81501 303: 243-7569

September 30, 1974

City Planning Commission

City Council

Grand Junction City Hall

Grand Junction, Colorado 81501

Ladies and Gentlemen:

This letter is a formal request for a zoning change from the present
R-1-A and R-1-C zones to R-1-B zone on the property described in the
following legal description.

The reason for this zone change request is explained in full on pages
7-12 of this report.

THis zone change is requested on behalif of W. L. and M. A, Peach, and
Dempsey Construction Corporation, holder of an option of subject
property.

Very truly yours,
HELSON, HALEY, PATTERSON and QUIRK, INC.
. : C:—T—’""ﬁ__.,_,\
‘/'Ls«\/-——-..__u——-—:? \~
James T. Patty, Je., L. S. ‘\k
Project Manager
JTP:dsb

Enclosures

OFFICES IN GREELEY, DENVER, COLORADO SPRINGS, GRAND JUNCTION, COLORADO; RIVERTON, WYOMING



ADJCINING PROPERTY OWINERS

Parcel ilo.

2945-013-00-016
2945-013-00-018
2945-013-00-019
2945-013-00-020
2945-013-00-021
2945-013-00-022

2945-013-00-033

2945-013-00-034
2945-013-00-038
2945-013-00-039
2945-013-00-041
2945-013-00-042
2945-013-00-043
2945-013-00-048

2945-013-C0-045

Name and Address

Robert E. Mraule
616 - 27-1/4 Road

Olga Griffith

917 South Avenue

Claude and V.R. DeCrow

609 - 27-1/2

Olga Griffith

Road

917 South Avenue

George and 0.M. Henderson

605-1/2 - 27-

Lawrence and
2738 F Road

1/2 Road
M. Ely

Minnie W. and V. R. Cheney

Box 126

Palisade, Colorado 81526

Marian'L. and E.F. Howard

601 - 27-1/2 Road

Eugene H. and M.V. Godfrey
647 - 27-1/2 Road

Louis P. and G.I. Hyde
633 - 27-1/2 Road

Edwin S. and C.E. Lamm
637 - 27-1/2 Road

Louis P. and G.I. Hyde
633 - 27-1/2 Road

Edwin S. and Cleo E. Lamm
643 - 27-1/2 Road

Edwin S. and C. E. Lamm
€37 - 27-1/2 Road

Fdwin S. and C.E. Lamm
637 - 27-1/2 Road



R

Parcel No.

2945-014-00-038
2945-011-00-037
2945-011-00-035

2945-011-00-007
2945-011-00-006

2945-011-00-005
2945-011-00-004
2945-011-00-003

2945-011-00-002

2945-011-00-065
2945-011-00-066

2945-011-00-3940
2943-062-00-004

2943-062-00-046

2943-062-00-047

Name and Address

Murdin E. and C.E. Erickson
640 - 27-1/2 Road

Edwin S. and Cleo E. Lamm
337 dNorth Avenue

K. M. and T. H. Matchett
2844 F Road

- C. A. Schindel

Bookc1iff Orchards
688 - 27-1/2 Road

lim. R. Waddrop and Barbara Price
3434 N.W. 56th Street
Oklahoma City, Oklahoma 73112

George N. and Ida Hubbard
2784 F-3/4 Road

George Ralph
2784-1/2 - F-3/4 Road

Charles F. and R. F. Roberts
681 - 28 Road

Henry Patterson, Jr.
2410 W. 6th Street

Topeka, Kansas 66608

J.L.D. and L.E. Phillips
676 ~ 28 Road

J.L.D. and L.E. Phillips
676 - 28 Road

Mesa County and City of Grand Junction

John D. and L.E. Phillips
676 - 28 Road

Charles D. and Marilyn J. Scott
2796 - F-3/4 Road

Claude G. and Diana K. Scott
Box 1851



Parcel [o.

2943-062-00-048

2943-362-00-012

2943-062-00-038

2943-062-01-001

2943-062-01-002

2943-062-01-005

2943-062-01-007

2943-063-00-010

2943-063-00-039

2943-063-00-040

2945-122-00-004

2945-121-00-820

2945-721-00-002

2945-121-00-019

2945-121-00-018

2945-121-00-003

Name and Address

Norma J. Cozzette
587 Kirby Avenue

C. and P.B. Loshbaugh
62 - 28 Road

Felix and P.V. Smith
654 - 28 Road

Felix Jd. and E.I. Smith
656 - 28 Road

Felix J. and E. I. Smith
28 Road

Cecil G. and Sandra E. Norris
654 - 28 Road

Felix and P.V. Smith
654 - 28 Road

U.S. Bank
c/o Nissen Trust
P. 0. Box 908

Kenneth L. Graves and D. Wilcox
1060 Orchard Avenue

Western Slope Gas Company
1125 Pitkin

L. A. Brodak
2747 - F Road

Western Slope Gas Company
1125 Pitkin :

Lec A. and G. E. Hupert
2771 Patterson Road

Leo A. and G.E. Hupert -
2771 Patterson Road

Lee A. and T.M. Pease
2777 - F Road

James L. Gale
Box 1282



Parcei No.

2945-121-01-001
2945-121-01-002
2945-121-01-003
2945-121-01-004
2945-121-01-005
2945-121-01-006
12945-121-02-001
2945-121-02-002
2945-121-02-003
2945-121-02-004
2945-121-02-005
2945-121-02-006
2945-121-03-001
2945-121-03-002
2945-121-03-003

2945-121-03-004

Name and Address

James L. Gale
Box 1282

James L. Gale

Box 1222

James L. Gale
Box 1282

James L. Gale
Box 1282

James L. Gale
Box 1282

James L. Gale
Box 1282

Gene D. and N.A. Taylor
105 Mantey Heights Drive

Gene D. and N.A. Taylor
105 Mantey Heights Drive

Gene D. and N.A. Taylor
105 Mantey Heights Drive

Gene D. and N.A. Taylor
105 Mantey Heignhts Drive

Christy G. and M.E. Brost
110 Mt. View Drive

Leonard H. and W.V. Scales
113 Mantey Heights Lrive

Gene D. and N.A. Taylor
105 Mantey Heights Drive

Gene D. and N.A. Taylor
105 Mantey Heights Drive

Gene D. and N.A. Taylor
105 Mantey Heights Drive

Carol H. Farina
109 Santa Fe Drive
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Parcel No.

2945-121-04-001
2945-121-04-002
| 2945-121-07-001
2945-121-07-002

2945-121-07-003

ZCHING

Existing - R-1-A, 140 acres
R-1-C, 20 acres
Requested - R-1-B, 160 acres

TAXING DISTRICTS

City of Grand Jdunction

Mesa County

Central Pest Control

Name and Address

Gene D. and N.A. Taylor
105 Mantey Heights Drive

Kenneth and C. Lemoine
110 Mantey Heignts Drive

Dale W. and L.W. Hamilton
138 Santa Fe Drive

James R. and V.A. Kuhlman
106 Santa Fe Drive

Robert W. and B.V. Tyson
110 Santa Fe Drive

Ute Water Conservancy District

School District No. 51



CALCULATION OF DEVELOPMENT POTENTIAL

FOR

EXISTING ZONES AND REQUESTED ZONE

R-1-A

130 acra

- 5.2 (park)
134.8

- 33.7 (25% Roads)
107.7 acre

4,403,916 4 (101.1 acre)
+ 10,500 § = (R-1-A minimum)
419 lots (3.0 density)

CCMBINED
160 acres
512 units
3.2 density
‘R-1-B
160 acre

- 8.2 (park)

- 38.0 (25% Roads)
. acre

4,957,128 @ (113.8 acre)
+ 9,000 2 (R-1-B minimum)
551 units (3.4 density)

¥

R-1-C

20 acre
- 3 (park)
7
- 4

.3 (25% Roads)

g

12.75 acre

6,000 § (R-1-C minimum)

7
535,788 @ (12.75 acre)
0
93 units (4.6 density)



Following is a breakdown of the criteria and impacts of a development

plan previously approved by the City Planning Commission as compared

to the plan herein submitted by Dempsey Construction Company,

CRITERIA

RESIDENTIAL LOTS
minimum @
average
maximum 9
units planned
roadway
public park areas

IMPACTS

POPULATION
3.3 per unit

SEWER
150 gal./day/person to be treated

WATER
100 gal./day/person
domestic and yard care

UTILITIES
telephone, gas, electricity hookups

- TRASH REMGVAL
1-1/2 yard/month/household

ROADWAYS
Internal and external

CURB, GUTTER AND SIDEWALK
STORM DRAINAGE

SCHOOLS
children in development
pre-school age children
school age children
elementary
Junior high
high school

APPROVED PLAN  SUBMITTED PLAN

11,875
15,625
20,500
324 (2.1 den.)
23.3%
8.8

1,069

160,350

106,900
324
486 yards

24,324 L.F.
48,648 L.F.

359

74
285
145

74

9,200

10,925

18,500
435 (2.8 den,)
26% _

8.2 acres

1,436

215,400

143,600
435
653 yards

30,289 L.F.
60,596 L.F.

(See storm drain-
age report,
Page 26)

482
100
382
194
89
99



IMPACTS |

PARKS/PUBLIC SITES

TAX REVENUE
~ projected assessment per year

1

APPROVED PLAN SUBMITTED PLAN

8a/1,000 5.5a/1,000

$ 291,600 $ 391,500 *



R-1-B zoning is compatible with contiguous City and County zonings.
9,000 square foot residential lots will provide an ecconomical unit
for *he average-income homeowner. It will alsc be an economical
package for the services to be rendered by the City of Grand Junction
in terms of maintenance of roadways, sewer lines, trash removal,

police and fire protection, and busing of school children.

There are no major adverse impacts with the addition of 110 units
that would be generated by granting the Spring Valley property an

R-1-B zone and approving the submitted plan.

12
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SCILS REPORT
DRAINAGE PROPOSAL
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FILE CODE SOILS~12

,“_,/ " Tontativo ~

'

subject to revision
. o i T

H

Rillings sllty clay iloam, 0 to?2 percerit'slc;pes (B

loam, fine sandy loam, :or a very fine sandy texture.
when 1t is mostly a sil’cy ¢lay loam, it puddles quickly vhen wet and bakes #0 hard when dry that -
good tilth can be maintained only by proper irrigation and special cultural. practices. Slopes

range.up-to those baving two feet of fa)

Y

IL SURVEY INTERPRETATTONS
This soll is derived from deep alluvial deposits that came mainly from Mancos shale.

Although the dominant texture is silty clay loam, the profile may heve seams of loam, clay
Tts tilth and workebility are fair; but
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U. S. DEPARTMENT OF AC”™ ILTURE
SOIL CONSERVATIL - ERVICE
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FILE CODE $OILS-12 1

The -muinqtion of Frulta' and Ruvwla solls consilots: of pale brown colored
pravelly loamy textured solls occurring on benches and mesas. Shale ordinarlly
occurs al dcpt,he off 9% to! l}g i cet, but the alluvlal mantle .may be lO to 12 feet

F-

r-

Iontative ~ subject to rovision

ses - SoILs - 2¢ (Revy Fruita & Ravola gravelly loams, 5 to 10 °percent slopes (I’a.)
SOIL SURVEY INTERPRETATIONS

rer rc -  =-e
™ . ' —~.

U. 8. DEPARTMENT OF AGRICULTURE
SGIL CONSERVATION SERVICE
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A T - ~
e Frulta and Ravola loamc, 2 to 5 perce..) slopes Po . '
$C$ - SOILS - 2C (Rev) Pruita very fine sandy loam, moderately deep, 2 5 percent slopes(FLQ S. DEPARTMENT OF AGRICULTURE
-8 SOIL SURVEY INTERPRETATIONS SOIL CONSERVATION SERVICE
Fmacmmsmu-"The Fruita series consists of deep, well drained soils formed in cenes: Frulta :
caleareous alluvium on fans and valley slopes., Typlcally the surface layer is flne . s  (Qolorado
sandy loam about ! inches thick. The subsoil is a heavy loam obout 16 inches thick  mra 3k
and overlics: loam that exténds to 60 inches or more. Natural verretation is mostly ’, CLASSIF: | “ ‘
desert grasses and shrubs.| Average annuval precipitation is about 8;inches, and the | | |
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DRAINAGE STUDY
SPRING VALLEY SUBDIVISION

GENERAL

lie have compieted a preiiminary storm drainage study for the Spring
Valley Subdivision and surrounding contributary areas. The entire
watershed contributary to runoff through the proposed development has been-
considered in the preparation of this report. It is the intent of this
report to describe the anticipated storm drainage conditions during a ten
year design storm when the subdivision is fully deve]bped. It is under-

stood that this development will be constructed in accordance with the

regyirements of the City of Grand Junction and the applicable regulations

of the Federal Housing Administration.

JESIGH CRITERIA

The rational method of design as outlined in the Data Book for Civil
Engineers by Elwyn E. Seelye, Vol. 1, Sec. 18-01 to 18-71, Third Edition, was
used throughout the analysis. This method requires the use of the formula
Q = CIA.

Q - The discharge of storm water in cubic feet per second.

C - A runoff factor. (The runoff factor is a coefficient that
takes into consideration factors that affect this flow, such
as soils features and type of improvements.) For this report,
a runoff factor of 0.15 was used for all land that is
presently used for agricultural purboses. For the proposed

single family residential devalopment the runoff factors
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‘of .30 has been used.
been used respectively.
I - Intensity rate of rainfall. (For this study, we have used
ait iatensity expectation for cne hour rainfall of .35
inch per hour for a ten year design storm as recommended
by Colorado State Highway Design Manual, 1961, Figure 5-802,
15 page 112, revised to March 1963.)
A - The area contributing storm water runoff to a particular
point.

1. Tnhe flow of storm runoff in the streets has been limited to that
vinich can be carried in a 10-foot wide channel measured from the curb
face toward center of the street. This would leave the driving lanes
free of water in most areas. Wnhen the flow of runoff exceeds that

vihich can ba carried in this channel, a catch basin will be installed

to carry the water off the street into a storm drain.

2. The allowable discharge is based on the runoff from the present
agricultural use. This is shown in the attached calculation sheets.
EXHIBITS

Exhibit Ho. 1 is a reproduction of the U.S. Geological Survey Map

and shows the exterior drainage areas which are contributary to the development.
Exhibit Ho. 2 is a preliminary sketch of the development showing the

site in its entirety. Direction flow arrows, preliminary street grades,

vunoff concentration and the existing and proposed drainage structures

are shown.
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EXISTING TOPOGRAPHY

The proposed development is presently irrigated farm land which
generally drains to tne southwest. The site is separated into two
drainage areas by the snaiicw ridge beginning in the northeast corner and
running soutnwesterly. The contributary drainage is limited by “F-3/4" Road
and 28 Road., Two drainage ditches now cross the property. One, located in
the south part, crosses the property from east to west. This ditch will
be relocated and piped. The ditch in the northwest area will be
piped and covered ower. All of this drainage now flows in a system of

ditches and pipes to the Colorado River.

STORM DRAINAGE DESIGN

The design criteria utilized in the ruﬁoff ana]ysis has been described
in an earlier section of this report. A study of existing topographic maps
and a field inspection of the site and surrounding area indicates that minor
runoff may occur from the area to the northwest. This has been taken
into account in Zones Al and D2. Drainage from other adjacent areas is

intercepted by 28 Road, F-3/4 Road and the existing ditches.

DRAINAGE PLAH

The general drainage plan of the development area is shown on Exhibit 2.
Storm water will be carried in the planned street system and storm drains
to the point of discharge. Preliminary street grades have been calculated
as shown. Catch basins and piped drainage is provided where flows would
exceed a 10-foot width along the curb line. The basic concept presented

in this report is to use a system of detention ponds in order to protect the
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adjacent downstream properties from the additional storm runoff generated

= oy development. Discharge from the detention ponds will be controlled and

;_ will not excead the discharge that could be expected from a ten year >
storm on the property as now used.

= The detention pond avea, if properly designed and maintained, can serve

_ a multiple use and prove to be attractive to the ]oca] neighborhood. If
the area of the pond is sufficiently large, it can bé usad as a recreation

= site, such as a park or playground. The side slopes can be flattened and

. seeded with grass and otherwise developed for use as a park. Construction
can be done and maintained so that they are not materially damaged by the

= temporary flooding wiich occurs during a storm.

L - « It must be recognized that the usual detention pond is inundated only
on very rare cccasions and then only for a very short period of time.

= Generally, the pond is flooded and drained dry again without requiring any

. : more maintenance than the removal of deposited debris.

Uetenticon Pond A in the center of the development has been sized to

- nandle the excess storm water generated in Zones A, B, C, D, and part of

- Zore G. The off-site drainage from the area to the west and north of "F-3/4"
Poad will drain into the ditch.as it does at present.

B Detention Pond B in the southwest corner of this development has been

- sized to handle runoff from Zone F and part of Zone G. By retaining a larger
cuantity of ruroff water in the detention ponds, storm water from E will

- fiow west to 27-1/2 Road and then south to existing drainage ditch and will

- nct exceed the historic agriculture runoff of the existing land.



Catch basins and piped storm drainége will be required throughout
tie development. The catch basins and piped storm drainage will prevent
7looding of the traveled part of the street. Inlets wiil be located
aegind the zond sites to divart water from the sireet o the sonds. The

pond and catch basin Tocation are shown on Exhibit 2.

CONCLUSIONS

According to our analysis, all storm runoff from a ten year design
storm can be routed through this subdivision by the storm drainage plan
outlined herein and shown on Exhibit 2 without flooding the proposed
improvements. It is concluded that the downstream properties can be
profected from the additional rundff genérated by the development by

mzans of a system of detention ponds and controlled release of storm water.

RECOMMENDATIONS
1. It is recommended that the final street grades be designed at a

minimum grade of 0.4 percent.

(g}

It is recommended that ponds A,and B be constructed to store the
excess runcff water.
3. Federal Housing Administration minimums should be maintained on
overlot grading in tne subdivision. Tnhe minimum rise between the
top of the curb and the ground level at the house corner is 18 inches.
4. It is recommended that as each phase cf the development proceeds, the

drainage plans be reviewed in light of other developments and/or

conditicns and the final plans for the drainage improvement be compieted

in detail.
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- Vary truly yours,

NELSON, HALEY, PATTERSON and QUIRK, IHC.

Sordon w. Bruchner, P.E., L.S.
Colorado Reg. No. 8873
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