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ASSOCI TED 
~/r£tate 

BROKERS 

August 31, 1989 

Planning Department 
City of Grand Junction 
559 White Avenue, Room 60 
Grand Junction, Colorado 81501 

P .0. Box 4546, Grand Junction, Colorado 81502 
Phone: (303) 243-9622 

To assist you in your review the following summary is provided, 
which summary is submitted as a Project Narrative/Impact Statment: 

CONCEPT 

The Retirement Residence is a 105 suite facility for the elderly. 
Also included are 20 garden suites. The concept is designed for 
those who are still ambulatory, but in need.of some support. 
Private rooms afford the advantages of independent living while 
the services included provide support, security and friendship. 
The private suites include studio, one and two bedroom versions. 
~ach is similar to an apartment except a kitchen is not included. 

Services include three prepared meals daily, housekeeping, 
laundering, private bus transportation and various activities. 
Staff are "in house" 24 hours a day. The monthly rent payment 
covers the private room, all services and utilities. 

Typically our resident will be a single person in their late 70's 
or SO's. Approximately 10% of the rooms will be rented by couples 
making a total building population 132. Fewer than 251 of the 
residents will be driving their own cars. 

SITE DESIGN 

The area impacted by the proposal is a gently south sloping field 
located between two irrigation ditches with residential subdivisio 
on all sides. The retirement residence is residential housing 
which is compatible with the surrounding established residential 
use. 
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Neighborhood compatability is achieved in the site planning and 
building design. The cohfiguration of the building buffers the 
activity areas of the building, (entry and dining area) from the 
existing neighborhood. The building is two story facing the 
existing residences. The 1.18 acre buffer area indi6ated on the 
site plan provides additional buffering from the existing residences 
as the same is to be unimproved as contained in the covenants 
referenced her~after. The cone of vision of the existing residences 
to the north and west is also preserved by the ''Buffer Zone" and 
the elevat~on of the main Retirement Residence and Garden Units. 

The site is to be extensively landscaped. Useable outdoor spaces 
include extensive lawn and a partially covered patio off the craft 
and exercise rooms. There are paths which connect all exits from 
the building to provide walking areas for the residents. 

Vehicle access is proposed from .Horizon Place. Parking is provided 
for 70 cars. (Experience indicates an average need for one space 
for each four rooms or 30 cars in this case.) 

The building construction will be wood frame with stucco and wood 
siding. 

The building interior design has common areas for a variety of uses. 
There is a common dining room and kitchen for shared meals. There 
will be a multi-purpose room, beauty shop, crafts room, tv room, 
lounges and exercise room. The circulation is organized around a 
central atruim. 

Each room will be connected to the manager with both emergency pull 
cords and voice communications. The building will be fully fire 
sprinklered. 

Attached hereto is data gathered from experience with other projects 
regarding lot size, water consumption, occupancy, parking and trip 
generations. 

Also enclosed is information obtained from the Institute 
Transporation relative to trip generations together with 
comparison between Congregate Retirement Residence and a 
Apartment Building. 

PUBLIC NEED AND BENEFIT 

of : 
a 
typical 

The project will provide an extension of domestic water service from 
North First Street (26 Road) to North Seventh Street (26~ Road). In 
this regard, Northridge Estates is presently served by a dead end 
domestic water line extending from North First Street. The new 
proposed project would bring additional domestic water service in 
from North Seven~h Street to connec~ with the dead end of the existing 
domestic water l1ne, thereby~proyid1pg~a:·~lo9p'' of water service 
between First Street and Seventh Streets. In so doing, better fire 
protection will benefit the entire immediate area and minimize 
future interruptions of water service to the Northridge Estates area. 
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Drainage will be improved-~in=that the ~rop~sed ~~dji~t·~!ll flil 
gaps in existing curbs, gutters, and sidewalks. 

The acreage in question consists of approximately 28 acres, and of 
this total acreage approximately 18 acres will be platted for 
compatible single family dwelling lots, which will c•mpliment the 
existing Northridge Estates, as well as the Willowbrook Subdivision. 

Of the 10 acres to be devoted to the proposed new retirement 
residence 70% of such area will be open, landscaped area of an 
attractive nature. 

Due to the high quality of the existing Mesa View Retirement 
Residence, together with attractively priced rentals, the 
Mesa View Retirement Residence presently has a waiting list of 
approximately 60 people •. The proposed new project will fulfill 
what Colson & Colson belive to be a valid public need for this 
type of popular price high quality in retirement residential 
facilities. 

The attached ch•rt concerning Med~care enrollment in Mesa County, 
prepared by the Policy, and Research Offic~,indicates .that the .number 
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of people in Mesa County age 65 and over has been steadily :· ·~_.......-...-...--, 
increasing for the past ten years, in addition, the Grand J 
Metropolitan Planning Organization, in its population projec~~~----
for Mesa County, (Techinical Report Number 3.4) states, among other 
things, that (a)"retirement driven growth will continue despite lack 
of "bargin housing", and that (b) "retirement related population will 
increase both in absolute numbers and as a percentage of the 
overall population'! and further that (c) "elderly population will 
tend to settle in and close to incorporated cities". 

The new proposed plat will provide for a second exit from Northridge 
Estates, rather than limiting such to First Street, as such now esists. 
In such regard, the road extending west from Seventh Street, known 
as Horizon Place, will be extended to the north and west to connect 
with the northeast corner of Northridge Estates. This will provide 
an addition~l route for ingress and egress for the residents of 
Northridge Estates, and in addition, will provide for improved 
access to the Northridge Estates area for fire and emergency 
equipment. 

The facility will be located in close proximity to existing medical 
facilit~es, as well as certain shop~ing facilities for the residents 
of the proposed facility. This will minimize the impact of traffic 
as compared to a more remote area. 

The proposed plat in the southwest corner provides for a school bus 
turnaround for the benefit of school children in the immediate area 
and will provide a certain degree of protection that does not 
presently exist. 

The proposed plat dedicates approximately 18 acres to lots designed 
for single. family dwellings, and will tend to minimize the likelihood 
of any extension of Horizon Drive through the area that is now 
presently at issue, which should allay the fears of the public in 
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the immediate area, regarding a possible future extension of • Horizon Drive to First Street. 

Construction of the Mesa View Retirement Residence II will provide 
additional tax revenues. The existing facility generates in excess 
of $30,000.00 annually in real estate and personal property taxes. 
The Mesa View Retirement Residence II is anticipate<\' to cost 
approximately five million dollars ($5,000,000.00) and will generate 
at least such amount of taxes if not more. In. addition, it will 
involve the employment of an estimated eight (8) full-time 
employees and several part time employees. It will place no demands 
on local ~dhools nor should increase the need for law enforcement. 

PRESENT AND FUTURE EFFECTS ON THE EXISTING ZONE DISTRICTS ETC: 

See attached "Findings of Fact" relative to the subject request 
dated January 18, 1989 paragraph "D". 

AVAILABILITY OF UTILITIES: 

See attached "Findings of Fact" relative to the subject request 
dated January 18, 1989 paragraph "G". 

COMPLIANCE WITH ADOPTED CITY PLANS/POLICIES 

See attached "Findings of Fact" on the subject request dated 
January 18, 1989 paragraphs "A and B". 

ACCESS TO THE AREA , TRAFFIC PATTERNS IN AREA 

As shown on the Site Plan 

DEVELOPMENT SCHEDULE 

The expe~ted completion date of Mesa View Retirement Residence II 
is totally dependent upon the time that the final plat and plan 
are approved. Assuming final plat approval is not prolonged it is 
anticipated ~hat the new reiidential retirement residence will be 
completed during the construction year of 1990, along with most 
landscaping, sidewalks, curbs, gutters, school bus turn-around and 
roadways. The exception would be garden suites and the improvement 
of the newly platted roadways , Rose Terrace and Kingswood Drive, 
which items would be completed during the construction year of 1991. 

A detailed list of improvements, all as shown on the proposed plat 
and plan of Northridge Filing No. 4, ··which are as follows: 

(1) Construction of a 105 unit residential building, 
complete with laundry, dining and other ancillary 
amenities 

(2) Streets, curbs, gutters, school bus turn-around, utilities 
landscaping and parking areas. 

(3) Garden residential units. 
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COVENANTS 

Evidence of restrictive covenants/restrictions, which will 
restrict the use of the property, such are set forth in the proposed 
draft of the "Declaration of Covenants, Conditions ~nd Restrictions", 
which is attached hereto. The same were drafted by Attorney Fred 
Aldrich on behilf of Northridge Property Owners Association, and 
the same are submitted herewith as written evidence of Recipocal 
Covenants. Paragraph 1 ·involves development of the property in 
accordance ~ith the proposed plat, as well as use restrictions and 
par•gr,ph 2 concerns the approximately 18 acres to be devot~d-to 
single family residential lots, along with use restrictions. 

AGREEMENTS AND PROMISES TO ADJOINING LAND OWNERS: 

An agreement has been reached with Warren and Beverly Jones, whose 
property abuts the proposed area to the northwest, by which the 
Jones' will relocate the existing irrigation lines and easements, 
along with the vacation of old existing irrigation and roadway 
easements and in exchange Warren and Beverly Jones will purchase 
and acquire as their own property a meets and bounds tract 
temporarily designated lots 11 and 12 of the area proposed to be 
platted, which area adjoins the property the Jones presently own 
to the immediate south. In addition, Jones will receive a new 
headgate and electrical source for his irrigation water. 

The norih line of Willowbrook subdivision will be adjusted to 
extend the north boundary of Willowbrook lot lines to the center of .. 
the Independent Ranchman's ditch. 

The present owner of 357 Music Lane Gand Junction, Colorado is to 
receive an 11 foot strip of land adjoining the southeast corner of 
his existing property, along with the relocation of the Jones 
irrigation line, ~o.be removed from his property by Jones. He is 
al~o to receive a six foot privacy fence along his new South 
boundary. 

John Gor~l~~ of 361 Music Lane, Grand Junction, Colo. is to receive 
a six fc:iot wood privacy fence along his south boundary, and the 
applicant will cooperate in the vacation of the existing utility 
easements on_ the south portion 6f his lot. 

The triangular area shown in the north central area of the plat. 
abuting· the Jones property to the east and the Gormley property 
to the south is to be designated a "buffer zone" consisting of 
landscaping, as contained in the Declaration of Covenants Restrictions 
and Conditions 
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LaVerne Grosse of 330 Music Lane, Grand Junction, Colorado will 
allow the vacation of the existing- Jones irrigation easement by 
Jones on the south and east protion of his property, which 
irrigation easement of Jones will be relocated immediately south 
on the property to be acquired by the applicant, Co\son & Colson, 
which is the subject to rezoning and platting. In addition, the 
applicant Colson & Colson, has agreed to rebuild the existing 
retaining wall along the east and south line of his property and 
further provide for a drain for the Grosse swimming pool to extend 
such from the swimming pool to the sewer system, thereby.eliminating 
the operi drainage of the swimming pool water onto the ground 
extending to the south and east of his property. 

Robert Ruggerie of 3314 Music Lane, Grand Junction, Colorado, is 
to purchase from the applicant the area adjoining his property to 
the immediate eas,, extending approximately 70 feet to the proposed 
new street, which is an extension of the existing Horizon Place. 

The residents of Northacres S~bdivision, which lies to the northeast 
of the area to be plat ted, hav:e · been promis.ed trees·: to be plan ted 
in an area south and west of the right-of-way of the Grand Valley 
Canal and the proposed extension of Horizon Place, which trees are 
to act as a screen between the residents of the Northacres 
Subdivision and the new Retirement Residence. 

EVIDENCE OF RIGHT TO ACQUIRE THE SUBJECT PROPERTY 

The applicant, Co1son & Colson Construction Co., has entered into 
an agreement to purchase the subject property, dated August 16, 1989, 
a copy of which is enclosed. This agreement is confidential in 
nature and is submitted to evidence the fact the applicant, Colson & 
Colson Construction Co., has the right to purchase the subject 
property. The price, terms dates etc. of this agrement are not to 
become a part of of the public record nor shall the same be disclosed 
to the public. The agreement is submitted for the specific benefit 
of the City of Grand Junction to show applicants right to acquire 
the subject property. 

OPEN SPACE/FUNCTION, OWNERSHIP & MAINTENANCE 

The open space in the Retirement area is located within the 
prescriptive easement for the Grand Valley Canal. The open 
Space in the Single Family area is located in the Flood Plain. 

The attached Covenants, Conditions and Building Restrictions 
for Northridge Estates Filing #3 are submit~ed as preliminary CC&R's. 

FLOOD HAZARD INFORMATION 

The retirement area is not within the flood plain. The open 
space in the Single Family area i~ loc~tjd in the 100 ye~r f~add 
area (see attached map). 
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SOILS REPORT 

Enclosed report for Filing #3 of Northridge Estates 

SET BACKS OF ADJOINING SUBDIVISIONS AND STRUCTURES 

Meas View Retirement Residence 
54.6 feet from the east property line of the subject 

Northridge Estates Filings 1 thru 3 
Side Yard 7 feet 
Rear Yard 30 feet 

Willowbrook Subdivision 
Side Yard 7 feet 
Rear Yard 25 feet 
Additionaly seperated from the subject property by the 
Independent Ranchman's ditch 

Northacres Subdivision 
Side Yard 15 feet 
Rear Yard 30 feet 
Additionaly seperated from the subject property by the Main 
Line Grand Valley Canal 

North Bluff Subdivision (Mesa County Zoned R1A) 
Side Yard 15 feet 
Rear Yard 30 feet 

Vandover & Waller/Cameron Properties (City RSF4) 
Side Yard 7 feet 
Rear Yard 30 feet 
Additionaly seperated from the subject property by the 
Independent Ranchman's Ditch 

South across F Road at the 1st Street Intersection (City RMF 32 
Multi Family) 

Side Yard 10 feet 
Rear Yard 20 feet 
Additionaly seperated from the subject property by four 
lanes of F Road. 

West across 1st Street (Gormley Property) County Zoned PB & PR 
Mixed Use 

Set backs to be established by the Preliminary Plan which is 
currently not available. 
Additionaly seperated from the subject by North 1st Street 
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Diagonally South West from the intersection of North 1st Street 
and F Road (County R-2) 

Side Yard 15 feet 
Rear Yard 25 feet 
Additionally seperated from the subject property by the 
intersection of North First Street and F Road. 

Fruitridge Subdivision Second Filing (County R1A) 
Side ~ard 15 feet 
Rear Yard 30 feet 

UTILITIES: DOMESTIC WATER AND SEWER 

Existing Domestic Water line locations and size 
Ute Water 

6" water mains within Northridge Subdivision 
8" water main in North 7th Street at Horizon Place 
8" water main in North 1st Street North of Patterson 
Road 

City of Grand Junction 
8" water main in North 7th Street at Horizon Place 
6" water main in North 1st Street North of F Road 
Currently serves the existing Mesa View Residence 
at 601 Horizon Place. 

Existing Sewer Lines (see attached map) City of Grand Junction 
8" mains within Northridge Estates Sub. Filings 1 thru 
3 

DRAINAGE 

15" Horizon Interceptor parallel to the Independent 
Ranchman's Ditch. 
8" mains which cross the subject property to be 
relocted in proposed easements or streets as 
required. 
8" main in Willowbrook Road 
8" main in Northac:res Subdivision 
City of Grand Junction now serves the existing 
Mesa View Retirement Residence at 601 Horizon Place. 

Existing Drainage 
Existing drainage of the subject property is via the 
natural slope of the subject property from north to 
south to the Independent Ranchman's Ditch. 

Proposed Drainage 
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Lots to be graded towards streets. All subdivision 
drainage via concrete gutter in the streets, with 
cross pans as required, to points in the south portion 
of the subject at which point drainage will be piped to 
the Independent Ranchman's ditch. Onsite detention will 
be provided in the Retirement area in the parking lots 
and in the landscaped area south of the main building 
as required. 
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IRRIGATION 

A pressurized irrigation system or gravity system (where 
appropraite) will be installed, with the same ~o be serviced 
by three headgates to be determined in conjunction with the 
Grand Valley Irrigation Co. No on site storage of irrigation 
water is anticipated. No intergradation with the Northridge 
irrigation system is contemplated. 

In addition for your review, provided herewith are copies of the 
last submitals, agency review comments, and the petitioners 
response to the same. Those items which may not apply have 
been marked out. 

If you have questions or need additional information, please do 
not hesitate to contact us. 

Pat Edwar s 
For The Petitioner 
Colson & Colson Construction Co. 

I 

I 



' , 

d 
! ~ 

' 

.A~SSOCIATED 

/Jla/~au~ 

BROKERS 

September 7, 1989 

Planning Department 
City of Grand Junction 
559 White Avenue, Room #60 
Grand Junction, Colorado 81501 

P.O. Box 4546, Grand Junction, Colorado 81502 
Phone: (303) 243-9622 ' 

RE: Northridge Estates Filing #4 Preliminary Plat and Plan 

Sirs: 

The Project Narrative/Impact Statement submitted to your office 
on September 5, 1989 and dated August 31, 1989 contains a couple 
of errors as a result of renumbering of lots and street design. 

The following corrections are hereby submitted: 

Page #4 DEVELOPMENT SCHEDULE 
The newly platted roadways to be completed during the 
construction year of 1991 should include Kings Court & 
Rose Court. 

Page #5 AGREEMENTS AND PROMISES TO ADJOINING LAND OWNERS 
The lots to be acquired by Jones should read lots 19 & 20 

Page #4 of the Declaration of Covenants, Conditions and Restrict! s 
Paragraph 2 b. 
The lots excepted from the square footage requirements shoul 
read lots 11 & 42. 

I enclose several copies of this letter for distribution. 

Sincerely, 

For 
Colson & Colson Construction 

QJ ... '"" l
:,i 

'"'''li'il!i -------------------------------------------· 
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Fredrick G. Aldrich 
3L~O Music Lane 
Grand Jet., Colo. 81506 
2945-023-19-0011-

C.C. Talbott 
356 Music Lane 
Grand Jet., Colo. 81506 
2945-023-19-005 

John J. Mazza 
362 Music Lane 
Gr~nd Jet., Colo. 81506 
2945-023-19-006 

Timothy L. Heckel 
3323 Music Lane 
Grand Jet., Colo. 81506 
2945-023-19-007 

Roger C. Shenkel 
3333 Music Lane 
Grand Jet., Colo. 81506 
29/J-5- 023-19-008 

James K. Archibald Jr. 
363 Northridger Dr. 
Grand Jet., Colo. 81506 
291~5-023-19-009 

Brett Winder 
357 Northridge Dr. 
Grand Jet., Colo. 81506 
2945-023-19-010 

Michael A. Nordine 
3332 Star Court 
Grand Jet., Colo. 81506 
2945-023-19-014 

Mark A. llermundstad 
3328 Star Court 
Grand Jet., Colo. 81506 
291+5- 023-19-015 

Milton D. Henry 
3009 Cloverdale Ct. 
Grand Jet., Colo. 81506 
2945-023-21-001 

Carolyn L. Berhorst 
3025 Cloverdale Court 
Grand Jet., Colo. 81506 
2945-023-21-002 

Curt W. Hauer 
3037 Cloverdale Court 
Grand Jet., Colo. 81506 
2945-023-21-003 

James K. Walters 
3111 Cloverdale Court 
Grand Jet., Colo. 81506 
2945-023-21-004 

John C. Colosimo 
3125 Cloverdale Court 
Grand Jet., Colo. 81506 
291+5- 023-21-005 

Richard Lee Fowler 
3137 Cloverdale Court 
Grand Jet., Colo. 81506 
291~5- 023-21-006 

Gregory W. Petersburg DO 
3139 Cloverdale Court 
Grand Jet., Colo. 81506 
2 9L~5- 023-21-007 

John S. Brink 
3140 Cloverdale Court 
Grand Jc.t, Colo. 81506 
2945-023-21-008 

Edward W. Nottingham 
3138 Cloverdale Ct. 
Grand Jet., Colo. 81506 
2945-023-21-01u 

Douglas C. Lockhart 
3126 Cloverdale Court 
Grand Jet., Colo. 81506 
2945-023-21-010 

Gerald W. Krebill 
3112 Cloverdal.e Court 
G~and Jet., Colo 81506 
2945-023-21-011 
I 
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Latrisa Mannion 
3038 Cloverdale Court 
Grand Jet., Colo. 81506 
2945023-21-012 

~ 

Marsha J. Meachan 
lL~ 7 Brus t:er Road 
Grand Jet., Colo. 81506 
2945- 023-· 21-013 

Paul L. Reddin 
3010 Cloverdale Court 
Grand Jet., Colo. 81506 
2 9LJ-5- 023-21- Ol/1-

Charles F. Kerr 
354 Northridge Drive 
Grand Jet., Colo. 81506 
2 9Ll-5- 023-22-007 

David G. Summers 
360 Northridge Drive 
Grand Jet., Colo. 81506 
2945-023--22-008 

John E. Robson 
10705 Elgers St. 
Cerritos, CA 90701 
2 9LJ-5- 023 ·- 001 

May Belle Daniel 
120 Bookcliff Ave. 
Grand Jet., Colo. 81506 
2 91~ 5- 0 2 3 - 2 3- 0 0 2 

Mesa View Retirement Res. 
2 7 l1 1 12 t h S t . S . E . 
Salem, OR 97302 
291~5- 023-211-002 

Martin V. Ziegler 
340 Northridge Dr. 
Grand Jet., Colo. 81506 
291+5- 023-22-006 
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Patrick A. Gormley 
626 Fletcher Lane 
Grand Jet., Colo. 81505 

2945-034-06-003,4,5,& 7 

Patrick A. Gormely 
626 Fletcher Lane 
Grand Jet. Colo. 81505 
2945-101-00-102 

Raymond G. Phipps 
P. 0. Box 3360 
Grand Jet., Colo. 81502 
2945-112-13-044,019 & 
039 

Venice J. Carr 
2595 Fruitridge Dr. 
Grand Jet., Colo. 81505 
2945-034-05-002 
2945-034-00-091 

Larry Kempton 
607 26 Road 
Grarid Jet., Colo. 81506 
2945-034-05-001 

Cynthia Prudhorrrne 
611 26 Road 
Grand Jet., Colo. 81506 
2 9 4 5 - 0 3 L~- 0 5- 0 0 8 

Charles E. Sehaef 
f:ll~- 7 40 
l!onolulu, HI 96821 
2 91+5- 0 3L~- 00-08 6 

Ina L. Hedrick 
2593 Fruitridge Dr. 
Grand Jet., Colo 81505 
291+5- 034-05- OOL~ 

Albert S. Lasalle 
617 26 Road 
Grand Jet., Colo. 81506 
2945-034-04-004 

Patrick G. Moran 
623 26 Road 
Grand Jet., Colo. 81506 
2945-034- OL~- 002 

Beverly Cleghorn 
621 26 Road 
Grand Jet., Colo. 81506 
2945-034-04-003 & 001 

Jack Rollaine 
625 26 Road 
Grand Jet., Colo. 81506 
2945-034-00-005 

Clarence L. Files 
631 26~ Road 
Grand Jet., Colo. 81506 
2945-023-00-001 

Clayton A. Carstens 
261~5 F~ Road 
Grand Jet., Colo. 81506 
2945-023-00-003 & 043 

Bernice L. Long 
105 Riverside Drive #1 
Palisade, Colo. 81526 
2945-023-00-014 & 015 

James W. Haller 
621 26~ Road 
Grand Jet., Colo. 81506 
2945-023-00-027 

Mercedes Camerson 
621 26~ Road 
Grand Jet., Colo. 81506 
2945-023-00-027 

Edward R. Matthews 
614 26 Rd. 
Grand Jet., Colo. 81506 
2945-023-00-035 

Raymond R. Williams 
324 Patterson Rd. 
Grand Jet., Colo. 81506 
2945-023-00-037 

C.J. Desorsiers 
2643 F~ Road 
Grand Jet., Colo. 81506 
f94 5-023- OO-OL16 

Warren L. Jones 
2624 F l/8 Road 
Grand Jet., Colo. 81506 
2945-023-00-048 

~ 

Gregg L. Cranston 
308 Willowbrook Road 
Grand Jet., Colo. 81506 
2945-023-03-001 

William F. Serviss 
225 Willowbrook Road 
Grand Jet., Colo. 81506 
2945-023-03-002 

Lloyd A. Extrom 
221 Willobrook Road 
Grand Jet., Colo. 81506 
2 9l~ 5- 0 2 3 - 0 3- 0 0 3 

Charmaine A. Hacker 
217 Willowbrook Road 
Grand Jet., Colo. 31506 
2945-023-03- OOL, 

Frank J. Chiaro 
213 Willowbrook Road 
Grand Jet., Colo. 81506 
291~5-023-03-005 

Gary H. Pfander 
209 Willowbrook Road 
Grand Jet., Colo. 81506 
29/+5-023- 03-006 

Richard O'Connor 
205 Willowbrook Road 
Grand Jet., Colo. 81506 
2945-023-03-007 

James M. Flynn 
165 Willowbrook Road 
Grand Jet., Colo. 81506 
2945-023-03-008 

Sylvia Seiler 
155 Willowbrook Road 
Grand Jet., Colo. 81506 
2945-023-03-009 

:1 

I 



• 
Herman L. Crist 
145 Willowbrook Road 
Grand Jet., Colo. 81506 
2945-023-03-010 

Lewis D. Prouty 
222 Willowbrook Road 
Grand Jet., Colo. 8~506 
2945-023-04-001 

Lloyd 0. Davis 
220 Willowbrook Road 
Grand Jet., Colo. 81506 
2945-023-04-002 

David L. Flower 
216 Willowbrook Road 
Grand Jet., Colo. 81506 
29LJ-5- 023- Ol1-- 003 

Eric R. Jahnke 
200 Willowbrook Road 
Grand Jet., Colo. 81506 
2945-023-04-004 

Marion F. Childs 
160 Willowbrook Road 
Grand Jet., Colo. 81506 
2945-023- Ol1-- 005 

Verna R. Pottorff 
150 Willowbrook Rd. 
Grand jet., Colo. 81506 
2945-023-04-006 

Richard C. Herald 
140 Willowbrook Road 
Grand Jet., Colo. 81506 
2945-023-04-007 

Patrick M. Kephart 
2l~91 I Road 
Grand Jet., Colo. 81505 
29l+5- 023-13-003 

Harry K. Webster 
629 Sage Court 
Grand Jet., Colo. 81506 
2945-023-13-004 

Jonathan H. Ross 
628 Sage Court 
Grand Jet., Colo. 
2945-023-13-008 

William E. Putnam 
627 Sage Court 
Grand Jet., Colo. 81506 
2 9l~ 5- 0 2 3- 13- 0 1 0 

Gary S. Ellibee 
627~ Sage Court 
Crand Jet., Colo. 81506 
2945-023-13-011 

Ronald F. Gray 
3009 Northridge Dr. 
Grand Jet., Colo. 81506 
2945- 023-16·- 001 

Gregory L. Coren 
3025 Northridge Dr. 
Grand Jet., Colo. 81506 
2945-023-16-002 

Rick M. Jussel 
3037 Northridge Dr. 
Grand Jet., Colo. 81506 
2945-023-16-003 

Daniel J. Baldwin 
3010 Northridge Dr. 
Grand Jet., Colo. 81506 
29l~5- 023-17:-001 

Earl Rhodes 
3026 Northridge Dr. 
Grand Jet., Colo. 81506 
2945-023-17-002 

Jerry A. Bartley 
3038 Northridge Dr. 
Grand Jet., Colo. 81506 
2945-023-17-003 

Michael R. Hoffman 
~311 Husic Lane 
Grand Jet., Colo. 81506 

12 9L~5- 023-17-011 

148 8 9 

Richard A. Thompson 
325 Music Lane 
Grand Jet., Colo. 81506 
2945-0f3-17-012 

Allen J. Schoenborn 
341 Music Lane 
Grand Jet., Colo. 81506 
2945-023-17-013 

Terrance L. Larson 
357 Music Lane 
Grand Jet., Colo. 81506 
2945-023-17-014 

John P. Gormley 
361 Music Lane 
Grand Jet., Colo 81506 
29L~5- 023-17-015 

La Verne E. Grosse 
3301+ Music Lane 
Grand Jet., Colo. 81506 
29!~5-023-17-016 

Robert H. Ruggeri 
3314 Music Lane 
Grand Jet., Colo. 81506 
2945-023-17-017 

April L. Rarick 
3324 Music Lane 
Grand Jet., Colo. 81506 
29L~5-023-17 -018 

W. L. Webb 
333L~ Music Lane 
Grand Jet., Colo. 81506 
2945-023-17-019 

Russell D. Doran 
3350 Music Lane 
Grand Jet., Colo. 81506 
2945-023-17-020 

Herbert A. Hirschman 
324 Music Lane 
Grand Jet., Colo. 81506 
291+5- 02 3-19-003 



Mildred Vandover 
604 Meander Drive 
Grand Junction, Colo. 

81506 

United Bank of Grand Junction 
2808 North Avenue 
Grand Junction, CO 81501 

Co1son & Colson Construction Co. 
P. 0.. Box 1411 
Salem, OR 97307 

Pat Edwards 
Associated Brokers 
P . 0 • BoX 4 54 6 
Grand Junction, CO 81502 

I 
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DECLARAT'ION OF COVENANTS, CONDITIONS AND .RESTRICTIONS 

THIS DECLARATION OF COVENANTS, CONDITIONS AND RESTRICTIONS 
(Declaration) is made and effective this day of 

, 19 by COLSON & COLSON CONSTRUCTION CO., an 
~0-r_e_g_o~n--g~e~n-e-r=a~l-=partnership (Declarant) • · 

RECITALS: 

A. Declarant has entered into an agreement to purchase 
certain real property in M.esa County, Colorado, described on 
Exhibit A attached hereto and incorporated herein by this 
reference (Property). The Property is currently owned by pnited 
Bank of Grand Junction, N.A., formerly Mesa United Bank of Grand 
Junction, N.A. and United Bank of Grand Junction-Downtownt 
National Association, formerly known as Intrawest Bank of Grand 
Junction. tim\E£.'lon 

B. 
Planning 
Property 

48-89 

Declarant has petitioned the City of Grand Junction 
Commission and City Council (City) for a rezoning of the 
and approval of a preliminary plat and plan in Case No. 

(Petition) • 
i 

C. The purpose of the Petitioll is to allow for the 
development of a part of the Property ·as a Retirement Residence 
and the remaining portion of the Property as single family 
residential. 

D. The Property is adjoined to the west and north by 
Northridge Estates Subdivision, Filings 1, 2 and 3 (Northridge), 
to the north and east by North Acres Subdivision (North Acres), 
and to the south by Willowbrook Subdivision (Willowbrook) • 
Owners of residences in Northridge, North Acres and Willowbrook 
have opposed the Petition. 

/ E. Declarant has represented to the City and residents of 
Northridge, North Acres and Willowbrook, as a condition to the 
granting of the Petition, that the Property will be developed as 
a Retirement Residence in accordance with Site Plan, Elevations 
and Floor Plan attached hereto as Exhibit B and as single family 
residences in accordance-'-with the preliminary plat attached 
hereto as Exhibit c. Dec~~rant has further represented to the 
City and residents o.f Northr~dge, North Acres and Willowbrook, as 
a condition to the granting of the Petition, that the single 
family residential portion of the Property will be subject to 
restrictive covenants ·.equivalent to those set forth j;n the 
Declaration of Covenants,.· Condi tiona and Building Restrictions 
for Northridge Estates~· Filing No. 3, section entitled 
Restrictions on Uses, which were recorded February 16, 1978 in 
Book 1138 at Page 187 of the Mesa County, Colorado Clerk and 
Recorder's records. 

om\5stan 
NOW, THEREFORE, in consideration of the Recitals above, 

Declarant does hereby make and declare that the Property shall be 
subject to and bu.rdened by the covenants, conditions and 
restrictions set forth below which are deemed to be covenants 
that touch and concern, are appurtenant to and shall run with the 
Property to bind Declarant and any person or entity having at any 
time any interest or estate in the Property: 

1. Retirement Residence. 

a. Development. Declarant agrees that that portion 
of the Property shown or; Exhibit B as the Ret;i.rement 
R~sidence shall be develcped in the manner and form shown 

I 

I 



/ 

with the 'same location, shape, style, character and with no 
greater density of the improvements than as shown on Exhibit 
B, except that Declarant may construct accessory 
improvements in the nature of gazebos, covered parking·, 
storage and covered walkways, provided Dec:J,arant first 
obtains the written approval of two-thirds ~(2/3) of the 
property owners in Northridge, Willowbrook and North Acres 
contiguous to the Retirement Residence shown on Exhibit B, 
page 1. For the purpose of this paragraph, "developed" 
shall mean and include the submittal of the final 
development plat and plan for the Retirement Residence to 
the City and the subsequent installation and construction of 
all buildings, structures, public and commonly owned 
improvements and other improvements for the Retirell)ent 
Residence, including grade, contour, and landscaping. 
Declarant may designate utility easements on the final 
development plan and plat, and may make modifications 
necessary to meet utility and/;or City engineering 
specifications or requirements so long as such will not 
materially change or modify the overall design, location, 
characteristics or density of the improvements shown on 
Exhibit B. 

b. Use Restrictions. The Retirement Residence shall 
be used solely for the occupancy. of elderly persons of 
retirement age, who no longer work and are primarily capable 
of independently attending to their daily living needs. The 
Retirement Residence shall not be used for any other 
purpose, such as, but not limited to, a dormitory, a nursing 
care facility or home, a place of incarceration, a mental 
hospital, a facility for the treatment of any mental or : 
physical condition or disorder, or a school or college~ I~ 
addition, the following restrictions shall apply: \oo~lfYU..SS(Qn 

(1) There shall be no business or commercial 
enterprise conducted in, on or about the Retirement 
Residence solely excepting the normal operation and 
maintenance of the Retirement Residence which may 
include the provision on site of goods and services to 
residents and their guests1 : 

(2) There shall be no public gatherings or 
·assembly of perlons in, on or about the Retirement 
Residence; \ 

(3) There shall be no parking or storage of any 
vehicle of any type excepting within those areas 
designated for the parking of vehicles as shown on 
Exhibit B7 . 

(4) There shall be no trash or debris allowed to 
accumulate upon the grounds of the Retirement 
Residence, and all trash shall be kept in covered 
containers out of view from adjoining neighbors7 

(5) No supplies, materials or equipment of any 
type shall be stored on the grounds of the retirement 
residence, excepting this restriction shall not apply 
during the period of construction or remodeling7 

(6) There shall be no extraction of gas, oil, 
minerals or other substances from the surface or 
subsurface7 .and 

(7) There shall be -no fences or plantings in the 
nature of a fence except as shown on Exhibit B. 

2 

I 

I 



2. 

(8) In any area designated as a "Buffer Zone" on. 
Exhibit B, only landscaping together with utility and 
irrigation easements shall be allowed along with such 
improvements as may be needed to maintain such 
landscaping. 

c.· Maintenance. 

(1) All buildings, structures and other 
improvements, including, but not limited to parking 
areas and walkways, shall be kept and maintained in a 
neat, clean and well repaired condition, and replaced 
when necessary if damaged beyond repair; ·-· 

I 
! 

(2) All repair, reconstruction or replacement of 
the Retirement Residence or · any other improvements 
situate thereon, inc 1 uding, but not 1 imi ted to any 
buildings, structures, parking areas and walkways shall 
be done in conformity with the original improvements as 
shown on Exhibit B; and 

(3) All trees, shrubs, grass and other plantings 
shall be trimmed, properly irrigated and maintained in 
proper health, including the control of infestation and 
to be replaced when dead or dying; 

Single Family Residential. 

a. Development. Declarant agrees that that portion 
of the Property shown on Exhibit c as single family 
residences shall be developed in a manner and form 
consistent with the location, shape, style and character of 
all improvements shown on Exhibit c. For the purpose of 
this paragraph, "developed" shall mean and include the 
submittal of the final development plat and plan for single 
family residences to the Gi ty and the subsequ,ent 

/ installation and construction of all streets, curbs, 
gutters, sidewalks, utilities and the configuration of lots. 
Declarant may designate utility easements upon the final 
development plan and plat, and may make insignificant 
modifications necessary to meet utility and/or City 
engineering specifie~tions or requirements so long as such · 
will not change or mo~ify the overall design, location or 
characteristics of the\ improvements and design shown on 
Exhibit c. Notwithstanding the foregoing, that portion of 
the Property shown as single family residences on Exhibit C 
shall meet the following specifications: 

(1) The minimum lot area shall be 8,500 square 
feet; 

(2) The minimum street frontage shall be 20 feet; 

(3) The maximum height of the any structure shall 
be 32 feet from finished grade; 

(4) The minimum lot width at the structure site 
for the principal structure shall be 75 feet; 

(5) The minimum side yard setback shall be 7 feet 
for the principal structure and 3 .feet for any 
accessory structures on the rear half of the parcel; 

(6) The minimum rear yard setback shall be 30 
feet for the principal structure and 10 feet for any 
accessory structure; 

3 

I 
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( 7) The ml.m.mum front yard setback from the 
center line of the right-of-way shall be 75 feet from a 
principal arterial, 6,5 feet from a minor arterial, 50 
feet from a collector street and 45 feet from a local 
street; 

! 
~ 

(8) The maximum coverage of" the lot by structure 
shall not exceed 35%; and ' 

(9) The maximum units per gross a9re shall not 
exceed 4. 

b. Use Restrictions. That portion of the Property 
shown as single family residences on Exhibit C shall be 
solely used for single .family residential purposes. , That 
portion of the Declaration of Covenants, Conditions and 
Building Restrictions for Northridge Estates, Filing No. 3 
entitled "Restrictions on Uses" which are recorded 
February 16, 1978 in Book 1138 at Page 187 of the Mesa 
County, Colorado Clerk and Recorder's records, are hereby 
incorporated by this reference and made applicable to that 
portion of the Property shown on Exhibit c, except that Lots 
10 and 11 of that portion of the Property shown as single 
family residential on Exhibit c, page 1, shall, be excepted 
from the minimum structure size of the "Restrictions on Use" 
for Northridge Estates Filing 3 to the extent that Declarant 
may construct homes containing not less than 1,350 square 
feet exclusive of basement area on said I.ots 10 and 11. 

c. Street ·Design. At no time shall Dec],arant 
configure the lots or streets within the Property 'shown on 
Exhibit C in such a manner as to connect North First Street 
with North Seventh Street via existing Northridge Drive and 
proposed Kingswood Drive, or in any other manner. This 
paragraph 2.c. shall remain in effect for a period of thirty 
(30) years, and shall automatically renew for an additional 

/ thirty (30) years unless this provision is vacated or 
amended by the execution and recording of an amendment to 
this Declaration signed by two-thirds (2/3) of the owners of 
lots in Northridge, Willowbrook and Norbh Acres. This 
paragraph 2.c. is not intended nor shall it be interpreted 
to preclude the construction of Horizon Place to its 
connection with North~idge Drive at the northeast corner of 
Northridge, as shown oh Exhibit B. 

\ 

3. Enforcement. 

a. Benefit and Burden. It is the intent of Declarant 
that this Declaration be binding upon Declarant and its 
successors in interest or title to the Property as covenants 
running with the land. It is also the intent of Declarant 
that this Declaration be for the benefit of, and be 
enforceable by, the owners of residences in Northridge, 
North Acres and Willowbrook. It is understood that the City 
of Grand Junction has no obligation to enforce any provision 
of this Declaration. 

b. Remedies. Declarant acknowledges that any failure 
to perform, or the violation of, any of the covenants, 
conditions or restrictions set forth herein may cause 
immediate and irreparable injury to the residents of 
Northridge, North Acres and Willowbrook such that they may 
have no adequate remedy at law. In such case, these 
covenants, conditions and restrictions may be enforceable in 
equitable proceedings, including, but not limited to, 
injunctive and/or specific performance relief. Provided, 
the availability and exercise ofiany equitable remedy shall 

4 
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not be deemed to preclude the recovery of damages for 
violations hereof. 

c. Recovery of Costs. In the event leqal proceedings 
are broug~t.to enforce the provisions of th~s Declaration, 
the preva~l~ng party in such legal proceedings shall be 
entitled to recover its or their costs for the same, 
including reasonable attorneys' fees. 

DATED the year and date first above written. 

COLSON & COLSON CONSTRUCTION CO., 
an Oregon general partnership 

By ------------------------------

STATE OF OREGON 
ss. 

COUNTY OF MARION 

The foregoing instrument was acknowledged before me this 
day of 19 , by · 

as . of Colson & Colson Const;ruct~on 
Co., an Oregon general.partnership. 

/ 

Witness my hand and official seal. 
My commission expires: 

Notary Publ~c 

5 
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A tract of land located in a part of the S~ of.Section 2, Township 1 South, 
Range 1 West of. the Ute Meridian, being more par~icularly described as follows.: 
Beginning at the Southwest Corner of said Section1 2; 
thence North 90°00 1 00" East along the South line of the SWI,; of said 
Section 2, a distance of 130.00 feet; 
thence North 00°00'00" East 30.00 feet; 
thence along the arc of a curve to the left whose radius is 25,00 feet and 
whose long chord bears North 45°00'00" East 35.35 feet; ~ 
thence along the arc of a curve to the right whose radius is 135.00 feet and 
whose long chord bears North 17°43'00" East 82.16 feet; 
thence North 00°00'00" East 85.00 feet to the North boundary of Willowbrook 
Subdivision Replat; 
thence along said North boundary by the following six (6) courses and distances: 

1) North 66°07'00" East 177 .J7 feet; 
2) North go•oo•oo" East 140.00 feet; 
3) North 67°30'00" East 100.00 feet; 
4) North 87°00'00" East 300.00 feet; 
5) South 77°51'00" East .101.49 feet; 
6) Nor.th 75°02'54" East 175.20 feet to the. Northeast Corner of said 

Willowbrook Subdivision Replat; 
thence North 00°01'52" West 25.81 feet; 

·thence North 75°02'54" East 178.47 feet to a point on the East line of the 
W~ SWI,; of said Section 2; 
thence North 00°02'06" West along said East line W~ SWI,; of said Secti9n 2 a 
distance of 36.78 feet; ' 
thence North 85°25'08" East 169.07 feet; 
thence North 69°55'58" East 492.48 feet; 
thence North !'6°06'56" East 93.63 feet to a point on the West line of the 
NEI,; s~ swl,; of said Section 2; I 

thence North 00°02'2211 West along said West lineN~ SEI,; S~ of said Section 2 
a distance of 458.27 .feet to a point on the Southerly right-of-way of the Grand 
Valley Canal; ' · 
thence along said Southerly and the Westerly right-of-way of the Grand Valley 
Canal by the following five (5) courses and distances: 

1) North 76°00'57" West 312.93 feet; 
2) North 23°07'17" West 229.81 feet; 
3) North 10°14'46" East 82.90 feet; 
4) North 32°16' 16" East 141.83 feet; 
5) North 18°14' 16" East 294.07 feet; 

therice South 89°51'27".West 306.87 feet to a point on the Easterly boundary of 
Northridge Estates Filing No. Three; 
thence South 00°01 1 14" East along said Easterly boundary of Northridge Estates 
Filing No. Three 660.78 feet to the Southeast Corner of Lot 16, Block 2 of said 
Northridge Estates Filing No. Tb:tzee; 
thence South 89°56'24" West 125.22,feet; 
thence South 00°01 1 14" East 11.00 f'e~t; 
thence South 89°56'24" West 111.25 feet; 
thence North 00°01 1 14" West 11.00 feet; 
thence South 89°56'24" West 31.23 feet; 
thence South 00°00 1 59" East 300.00 feet; 

. thence South 89°56'24" West 20<r;oo feet to a point on the Easterly boundary of 
Northridge Estates Filing No. Two; 
thence South 00°00'59" East along said Easterly boundary 356.43 feet to the 
Southeast Corner of Lot 14, Block 5 of said Northridge Estates Filing No. Two; 
thence South 89°58'1211 West 328.76 feet to the Southwest Corner of Lot 1, 
Block 5 of said Northridge Estates Filing No. Two; 
thence South 89°58'46" West 310.94 feet to the Southwest Corner of Lot 1, 
Block 1 of Northridge Estates Filing No. One; 
thence South 6r28'45" West 375.12 feet to a point on the West line SW'( of 
said Section 2; 
thence South 00°01'15" East 512.47 feet along sa.id West line SWI,; of said 
Section 2 to the Point of Beginning; I 
EXCEPT that part of Northridge Estates Filing lilo. One and Two dedicated as 
streets. 
ALL IN MESA COUNTY, COLORADO. 

EXJ1IBIT A 
' 

I 
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RE\ .. EW SHEET SU~ .. ~MARY . 

FILE NO. 48-89 TITliE HEADING Rezone/Prelim Platt & Plan DUE DATE. ____ _ ----
ACTIVITY - PETITIONER - LOCATION - PHASE - ACRES Retirement Residence 

Petitioner: Colson &_Colson Const. Co. Location: E. of 1st ST., W. of Horizon 

·Place No. of Ind. Ranchman's Ditch 

PETITIONER ADDRESS PO Box 1411, Salem, OR 97302 Phone No.- 503-370-7070 

ENG'I NEER._~P~a~t~E~d~w~a r~d~s~, ~A~s~s.'£oc=..i~a~t=ced~B~ro!:!!k~-e:.!..r=.s .1...• ~G!.!..r!i!an~d~Ju!i!n.!.\:c:..~<t.!!i o>L!_n!.._.....!2=..:J4t.>!3.::..-9ou6u.2..-2 ________ -: 

DATE REC. AGENCY 

09/19/89 City Planning 

/ 

COMMENTS 

The retirement center portion of this proposal is essential­
ly the same plan approved by Planning Commission on 12/13/88. 
The street and lot layout for the single family portion have 
been revised. City Council on 01/04/89 moved to approve the 
request subject to the petitionel" showing ownership or .. " 
contract to.acquire ownership. On 02/01/89 Council denfed 
the proposal since the petitioner could not satisfy this 
requirement. This request for filing 4 combines the 
previous requests for filings 4 and 5. 
At the time of final plan and plat the following items need 
to be addressed. 

1. Revise language for dedication of easement as 
per City Attorney. 

2. Note setbacks for single family on both plat 
and plan. 

3. Specific site plans for garden units on eastern 
most lots. 

4. Show adjustments of line between Northridge and 
""'· Willowbrook. 

5. ~econfigure east end of Kingswood Drive. 
\ 

6. Vacation application for North Bluff Drive will 
require minimum of 20 ft. access to lot 2 of 
North Bluff subdivision. 

·7. An appraisal for open space will not be required. 
Open space fees are $225 per residential unit. 

8. Since Horizon Place will become an extension of 
Northridge Drive, it should be renamed accordingly. 

9. The realignment of Horizon Place right-of-way 
will have to be by seperate deed. 

10. This development will be required to improve the 
unimproved portion of Horizon Place to City standards. 

11. Some of the service providers shown on the 
utility composite are incorrect. Please correct in 
final submittal. 

12. What are the plans for the areas· shown as open 
space? 

13. Show access easement to Jones property. 

I 
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09/19/89 Utilities Engineer 1. 5-4-4 Potable Water System 
B. All developments shall be served by the City Water 

Treatment and Distribution System. City service 

09/18/89 Ute Water Co. 

09/18/89 Grand Valley 
Irrigation Co. 

/ 

is available in 1st Street and Horizon Place. 6" 
line in Kingswood Drive should be looped to 6" line 
in Rose Terrace. 

' 
2. Sanitary Sewer System. Sewer s~all be supplied by the 

City, not Central Grand Valley Sanitation District as 
is shown on the Utilities Composite. It is not clear 
from the drawing how lots 28-31 will be served. Indi­
vidual taps are not allowed to be made into the Horizon 
Drive Interceptor. A separate line will have to be 
run :down the back of the 1 ots or services run into the 
street. 

3. There is nothing in the narrative indicating water 
usage or amount of sewerage to be generated. 

4. Unit costs for utilities and street improvements are 
low by approximately 30% based on current prices. 

5. Horizon Drive Interceptor is bedded in mill tailings 
across the property. 

6. No existing or proposed irrigation shown on plan, 
addressed minimally in narrative. 

Ute Water will serve this project in accordance with 
previous comments, and as endorsed by the Fire Department. 
Ute Water would like to review the Utility Composites 
when it becomes available. 
Policies and fees in effect at the time of application 
will apply. 

1. We have read the responses from the petitioner 
answering our concerns of 9/10/89 comments. The 
petitioner stated that he would respect the slope of 
the canal along upper portions of the filing. There 
is still caution and concern to be exercised in this 
area and lots 7 through 8. Seeping does exist from 
the canal through this area and areas where Horizon 
Pt~ce Drive is to be extended. Petitioner will be 
resp~nsible for any future need for drain lines or 
leech\lines, to accept this water and carry it to a 
proper interceptor. Please note that Mesa View 
Retirement did install a drain line North of their 
facility to accept such water. Petitioner needs to be 
aware that this leeching and seeping from dirt canals 
is typical and does exist and in clear water years 
these conditions are enhances. 

2. On Page #5 of the agreements and promises to adjoining 
land owners, it is stated that trees have been promis­
ed in and area South and West of the canal ROW. We 
discourage this because of trees causing more of the 
condition listed above and as trees enlarge, the roots 
vibrate with the winds, causing more unstable ground 
conditions. Also, when trees die and decay, root 
systems cause ratholes or channels for water to travel. 

3. Another concern is that yard and garden irrigation 
runoff on the South of the filing does not flow into 
Independent Ranchman's Canal R.O.W. causing mainten­
ance problems for the Company. 

Grand Valley Irrigation Company will work with petitioner 
on irrigation plans and items discussed above. Thank you. 

I 
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09/15/89 

09/14/89 

09/14/89 

09/12/89 

09/07/89 

09/08/89 

I 

Grand Jet 
Drainage Dist. 

City Parks & 
Recreation 

City Engineer 

Mountain Bell 

City Police Dept. 

Public Service 

09/27/89 City Fire Dept. 

There are no existing or planned district open drains 
or tile lines to or across the site. 
There are several underground drains in the vicinity, 
Westwood (2), Four Square Church, Mesa Retirement Center 
(private}, the West side of 26 Road (3). No information 
was provided to evaluate the presenGe or absence of 
ground water. ~ 

The City Engineer has approval/denial authority on the 
site grading drainage plan~ 

Need appt a hal fot .deterlfti l'lati 61'1 of ope !'I spaee fees. 
/VIR Gee- PtFINU/#(, 4t:JmhiG«JT:S 

The proposed street layout for Rose Terrace and Kingswood 
Drive is an improvement over the previous plan~ The 
number of lots requiring access onto Northridge Drive and 
1st Street has been reduced from 31 to 12. The other 19 
lots will have access to Horizon Place and the signalized 
intersection at 7th Street. Access to lot 28 shall be in 
1 i ne with Ki ngs\\Ood Drive. 

All road right-of-way widths shall be 50' with the excep­
tion of Rose Ct. and Kings Ct. which may be 45'. Cul-de-sac 
radii shall be 50'. Horizontal curves shall be designed 
for minimum design speed of 20 m.p.h. using AASHTO design 
criteria. Traffic control signs and other devices shall 
be furnished and installed as required by the City Traff1c 
Engineer. 

No drainage facilities or easements are shown on the plan. 
How will surface runoff be routed to the Ranchman' s Ditch? 

Costs shown on the improvements agreement are low compared 
to current prices for street and utilities construction. 
What street and utility improvements are proposed·for the 
first phase of construction? Limits of construction should 
be shown on the plan. 

Utility easements need to be shown when final plat is 
submitted. 

No problems noted. 

""· Electric\ No objections to rezone - will address utility 
easements 'at time of final plat. D.M. 9/7/89. 

Gas: No objection, will address easements at final plat. 
M.R. 9/8/89. 

Our office doesn't have a problem with this Prelim. Plan 
at this time. 

We need to see a map showing proposed fire hydrant locations 
and water line sizes and connections to existing mains. We 
also need to see the calculations and plans for the sprinkler 
system required in the Retirement Center and plans for the 
fire alarm system. We will also need to do a fire flow 
survey. 

I 
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ASSOCIATED 
ffta/ ~la/6' 

BROKERS 
September 26, 1989 

P.O. Box 4546, Grand Junction, Colorado 81502 
Phone: (303) 243-9622 r 

RECEIVED GRAND JUNCTION 
1 

PLANNING DEPARTMENT. ' 

Karl Metzner Director of Planning 
City Planning Department 

~ 250 North Fifth Street 
-) ~ ·Grand Junction, Colorado 81501 

·' ·~ . -f, ,, .. ; 

RE: Review Agency Responses; Northridge Estates Filing Four 

Mr. Metzner, 

The following written responses to the review agency comments 
are submitted as requested: 

CITY PLANNING: 

UTILITIES 
ENGINEER: 

Items 1 thru 13 to be addressed at the time of 
the final plat and plan, with the exception of 
item #13. Lots 19 and 20 are to be added to 
the Jones property by a property line 
adjustment, thus providing access directly fro 
Rose Terrace to the Jones property. 

Lots 28 thru 31 are to be sewered by individual 
taps via an 8" main tied to First Street or the 
Horizon Interceptor. Individual lot taps to 
the Horizon Interceptor will not be utilized, 
sewer service is anticipated in the street. 

Water consumption for the retirement area is 
estimated at 233,000 gallons per month. 
Existing Mesa View utilizes from a low of 
145,000 gallons per month to a high of 226,000 
gallons (per utility billing) Irrigation not 
included. Average usage per single family 
residence is estimated at 7,100 gallons per 
month. Sewer flow is estimated at 85% to 90% 
of water consumption. 

Utility costs will be updated prior to final 
plat and plan. 

·~n· -----------------------' 

I 
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GRAND VALLEY, 
IRRIGATION: 

CITY ENGINEER: 

Existing and proposed irrig~tion to be included 
on final plat and plan. r 

Application for mill tailings remfval in process. 
Gamma Radiation Report in process for the retirement 
area. 

Respect of the slope of the bank of the canal is 
noted. Installation of a French Drain is 
anticipated. 

The area planned for tree planting is between the 
toe of the bank of the canal and the road r.o.w. 
Tree planting will be done in conjunction with the 
Grand Valley Irrigation Co. as noted. 

Drainage of yard and garden runoff to be addressed 
in the final plat and plan. 

Access to lot 28 to be aligned with Kingswood 
Drive. 

Traffic control signs as shown on the attached 
map (per Dave Tontoli Traffic Analyst). 

Drainage facilities and easements to be included 
in final plat and plan. Surface drainage will be 
piped from the street collectors to the Ranchman's 
Ditch. 

Street and Utility improvements to be completed 
in the first phase are included in the narrative. 
Final plan to include limits of construction. 

Cost to be updated prior to final submital. 

In addition, I enclose site plans with additional property owners listed 
for distribution to the Commission and Council, as well as correspondanc 
from Mesa County School District 51 relative to the school bus turn 
around. 

If you have questions or need additional information, do not hesitate 
to call. 

Pat Edwar s 
For the Petitioner Colson & Colson Construction Co. 

I 
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ASSOC TED 
~/<5:taa 

·BROKERS 

1 OS L Teller Ave.. 11_1 
US~ Grana Junctl()n, COlorado 81501 
Phone: {303) 243·9622 

September 29,.1988 

Mr. Mike ~utherland 
City of Grand Junction 
Planning Department 
559 White Ave. Room 60 
G~and Junction, Colorado 81501 

RE: Northridge Estates Filings #4 & #5 

Mr. Sutherland, 

The following are the requested written responses by the petitione 
to the review comments per your review sheet summary dated 9/20/88 

PUBLIC_WORKS: The legal descriptiog is eerreete~ peF the teoised 
~A c: 1 a a e d p 1 a-t • 
The "CeFmley" enereachmcnt is collected as 
~Y Linda at Sit) Planniftg aAd 
c•n e 1 e a e ~ p 1 a t • 

DEVELOPMENT DEPARTMENT: 

Fe"i&ed eAelescd plat as stated 
Additieaal s~~mital items pet petitioner's 
9,l-J 6188 &Relesed. 

UTE WATER: The vacation of North Bluff Drive and existing 
Kingswood Drive to be subject to and conditional 

PARKS/REC. 

GRAND JCT. 

m .I.S 
REALIOR 11 

upon installing an 8" line in the ROW of Northridge 
Drive and Kingswood Drive and connecting the same 
to the existing lines serving filings #1 & #2. 
The looped system to be accomplished initally by 
connecting the existing 6" line at the end of North 
ridge Drive with a 6" or 8" line(size subject to Fi e 
Department approval)installed in Horizon Place and 
connected to the Ute 8" Main in North 7th St. 
8" line to be installed in proposed Kingswood Drive 
per development schedule for filing #5 • 
Subject is residential devlopment and thus no 
appraisal required. 

DRAINAGE: Per telephone to John at District no 
response required. 

I 
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',. • GRkND VALLEY IRRIGATION: 

FIRE DEPARTMENT: 

CITY ENGINEER: 

PUBLIC WORKS: (9/22/88) 

PUBLIC SERVICE CO.: 

Covenants to include restrictions against fencing 
or strucures with the prescribed easments which 
hav~ been located and will be included on final plat. 
Covenants to include restrictions against placing 
debris within the canal ROW. 
Existing road in upper portion of filing respectes 
the slope of the canal, per surve~. 
Lots 26 thru 39 are all approximately ~ acre, and th 
required easment is shown on the Site Plan. 
Existing irrigation pumps and lines serving both Mr. 
Jones and Filings 1,2, & 3 have been located or will 
be located by the surveyor and respected, in the ev~ 
a relocation of the same is appropraite .the parties 
effected will be contacted and easments etc. to be 
established prior to development. 
Requirments to be met. Recommendations under consi­
deration. As per attached notes from meeting 9/26/88 
Description of road rights-of-way to be included on 
final plat. 
Wideninc of Horizon Place for left turn lane and on 
street parking as discussed with Don Newton cannot 
be accomplished due to the toe of the slope of the 
Grand Valley Canal which must not be disturbed. 
Parking lot is appropiately sized per submitted 
narrative. Existing Mesa View has 39 existing 
spaces plus additional covered parking currently 
under construction. Proposed facility has 57 
parking spaces as shown including covered spaces as 
shown on the site plan. 
The proposed 50 foot ROW for future connection 
with Willowbrook Drive shall be subject to contact 
with the owners of Willowbrook Sub. relative to 
costs and feasibility etc. 
Improvements agreement to be revised and updated pri 
to final. 
City water,if used to be looped with the Ute lines 
as previousley discussed to comply with Fire Departm 
requirments of a looped system. 
Easments for gas and electrical to be included prior 
to final approval. 

. 
' 
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NOTES FROM MEETING WITH CITY OF GRAND JCT. 
FIRE DEPARTMENT 9/26/88 

kEQUIRMENTS: in conjunction with the Fire 
. Four Fire Budranta to be located a 1 p ,, 'ill .,, I til••• 

Departmenta&J, lequire a minimum of an at• line to fe~d all fire 
hydranta, and the line to be looped as discassed by Ute 
Water Co. 

RECOMMEND: 

Sprinkler syatea throught the building NFPA 113 to include 
aechanical rooma and attic. 
Beat :detectors and Smoke detectors throusht to include 
mechanical rooaa and attic 

Fire aonea within the building per floor with aapa etc. 

24' ainiaua~fire.acceaa~in tbe area of the parking 
lot azaa•¥ etc. non parking ~reaa so designated. 
Garden Units to be connected to fire zone panel in main buildi 

Sprinklina of garden units 

Fire Departaent access via Knox Boxea(main buildina and aarden 
units) 

...... ·····-. ~ ... 

·~ 

·-
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• 
Summary of Concerns 

Octoi)er J, f989 
Re: Northridge filing Four Ae.lone Publie Hearin~;J 
Frn: Hussell D. Dt)ran 

T350 Music Ln. 

• 

l would like to be9in by subrnittin~J a petition oontaininq 116 siqnatures 
representin~J 87 homes in f\.Jorthridge, Willowbrook and Northacres. I've 
summarized the survey/petition results in the first exhil:1it for your revievJ. 

Exhibit 1 

1) This structure does not belong in the oenter of a residential neighborhood. 
This structure, :375' lonq x 175' wide x 40' tall, Gornplete with 70 paved parkinq 
spaces, abundant comrnerciallighting and 20 !ow square footage garden units, 
do·es not belong between custom built single farni!y residential ~omes . . ; . 

• Not an:;hiteott(ally cornpatible with the existing single family residences. 

2) Not singie farniiy residential, the label horneowners bou9ht their adjoininq 
prope;iies expecting - promised - in the forrn of an existing zone district tHnmcJry 
- to see developed. 

:3) Section 4-4-4 the analytical frarnework for the evaluation, seem to make the 
(feoision easier: 

A. Was the exislin9 zone an error at the time of adoption? 

B. Has there been a chan9e in character in the area due to installation of publiG 
facilities, other zone c!1an9es, new 9rowth tren(fs, deterioration, cfeveloprnent 
J·. -,df'r ~ c.t··'l .r zu .... J.Jn~, ,._. t •. 

Hefer to Ext·dt1it 2 - Population Projeotions 

Heter to Exhibit J - City Vacancy Data 

I 
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C). The third evaluation criteria- Is there an area of eornrnunity need for the_ 
proposed rezone? t 

Would there still be a need if the retirement resklenGe was plac:ed sornewhere 
else'? Sornewhere that did not adversly irnpac:t neighboring single family 
residences'? 'Nhose needs is the petitioner refering to - their marketat)ility needs 
or real community needs'? 

D). The fourth evaluation criteria- Is the proposed rezone compatible with the 
$Urrounding area or will there be adverse impaots? Resolution 28-88 on August 
of 1987, in a petition for the rezone of the Gordon property, a neighboring 
property on 7th Street, " ... The Counc:il. .. finds that there is a strong and viable 
residential neiqhborhood irnrnediateiy surrounding the appiicant's property, and 
in the larger area around the applioant's property, and that it is in tl"ie City's best 
interest to preserve and proteot the reshJential neiqhborhoocL The qranting of 
tl-.ic- '=' r pli "•':' ti('f' .,_.,Ill j !c.~ -I tC S- r'!( 1Jt' ;lc.t.:.r'JQl"·~t'l,-'f '"'f tlr c. f<=><''jd. rti'='•l r•t-.-~ r·"i•tC>f '1r• },., '-11) .c.a .. -· I(__,,_,_ (_ ,__,:t(J ) e _),_ .... _ .. _. ·-· - .. :t ·-· I,_, II·~ ._ ..... _.e ! .... , ·-· ... t. ~-v .... ' 
tb"' r· .:.'1nt· t· '~rl1""'"' " ·•·~ 1-._. :;1 I)!_. t C!.1. 

. --

E). The fiHh evaluation c:riteria, Wiil there be benefits derived by the c:ornrnunity or 
area by 9ranting the proposed rezone'? The oornrnunity perhaps, the area no. 

I 
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F). The sixth evaluation criteria- Is this proposal in conf6rrnance with U·!e 
policies, intents and requirernents of u·tis eode and other adopted plans and , 

I
. . - ~ po IOI!::S'! 

3 

Charter of a Planned Developrnent, as defined by the zonlnq and developrneni 
code, and as this is ~)eing petitioned uncler: That cl·tarter rnanl1ates that the 
planned developrnent have a proposed density GornpatitJle with densities in the 
vic:inity (7-:3-7 b) this density 12. 7, is over three times qreater than the densities in a.dull-l 6-:L 
the vicinity. The oharter rnant:lates that the area have business and commerGial 
uses subordinate only to the resk1enti~l uses and needs of the development an(:l 
immediate nei9hborhood, and not to the lar~Jer oomrnunity. Is retirement 
housing a need of this development and irnrnediate neighborhood? - or is it 
rather a need of tr·te larger cornrnunity- a need not ehartered to be served 
prirnarily by a planned development here? The planned developrnent is to be 
suitably desi9ned and landsoaped in a manner which will protect adjoining 
rc.s't,·Jc.rt't·::ti•JS£>t' Tt•c.t·l·::.rr•e<• ·lc.llc.tl)rrr·c..rtic-tc t.::." l-,·:rr•c•r'l('llt' 'tr•tc.rrc..!-:t· ·f ' ·~ ,_ ··-· l' "' ·- , __ ... '·-· t-} I .... I I • •J Cl ·~. ·-· ' ( tl' I ·v I' I ... ' ) h ... .:t It ... 1 II I -· I -· .. ' I ·-- ...... :t ec 
oornbination~)f compatible uses. (7-1-2 c). The planned developrnent is to 
preserve the scenic vistas; natural resourc:es and avoid disruptiort 'of natural 
draina9e patterns (7-1-2 d). I don't believe this proposal demonst~·ates the 
theme and thinkinq of the planned developrnent- The project appears to be 
justified soleiy on the construction of the retirernent residence, the other 1 :3 acres 
of sinqle farnily homes are a necessary evil, an admitted area of inexperience 
and disinterest by the developer and an aspect of the planned development that 
won't be directly oomplete<..i by the petitioner. I don't believe the uses are 
harmonious wit!l existln'J uses and! know of a !ot of existing !lorneowners whose 
soenio vista is not bein9 preserved. 

,/ 

So what are we as adjoining and impacted homeowners geiting for sure? The 
extension of Horizon drive through the NorthrkJ~;Je Subdivisi<)n, a retirernent 
structure, and 20 qan:ten suites. Not a planned cleveloprnent, not a new, 
completed community,- a retirement struture- fs this really a planned 
development? Or is this a landscaped commercial building being parachuted 
into a sin:Jie family residential area? · 

i believe it is also aoprooriate to exarnine the qeneralr)urnose of zonin<g - as 
I I ._ f• I 

defined in seeiion 4-1-1 of the City Zoninq and Developrnent Cod&: 

I 
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.n.) The first purpose, as appears to !)e appropriately considered when the 
existinq zone vJas establist·,ed, is "To encouraqe the rnost appropriate use o 
land and ensure lo9ical and orderly qrowth and development." 

B) The second purpose, which also appears to have been appropriateiy 
interpreted at the tirn~ of zonlnq, is "To prevent scattered, haphazard, suburban 
qrowth". 

C) The third purpose, which this proposal seems in direct conflict with is "To 
eon serve and entrance econornic, sooial and aestl'tetio property values". 

D) The iourth purpose, as defined in the Cily of GJ Zoning and DE!Veloprnent 
· quide, is "To pt:otect and rnaintain the inte9riiy ancl character of established 
neiqhborhoods". 

I hc.lie·11c. -:-1t·1 -:-.,-,,-..or,t·::.r.,-..o ;d tho nc.ti,·.r1c.,-J rc.7r,r1o IH<"J'Ilc·! ho '"i"Jt·1-.nlc.te·IH ('~'>r1 tr-::.r·~~ t!·l 
I t."'-·11 ·f• .. · \.I Li.\."'-~• .. ·r-1 \\.i.II"J'-• ".'t IV t-""··t.i"-1 J \ ...... t'\.·"-\. Y .,\. ~ .. ~-~"-• "'·'• I ){""1~ ... •IJ .. 1 \, I\ \.,4. J .. 

these first four purposes of appropriate zone establishment. And if the 
justitieation fer the rezone is at all related to u·,e existinq Mesa View)ietirernent 
residence, the zoning purposes qo on to state, in point L, that "The'existence of a. 
specific: zone district in a particular iocation shall NOT be considered 
acceptable criteria tor expandin9 that district." 

E .. .,", .. ·I ,. H· ,., .,, .• I ,.-.f'' ' ·· 't,· v' . ., • t f. ·tt· ' tf·' -y,· • ' · •f d . I . f ., ,·J . I ''t,)':'i.i ,Jn ult:: ~v.:1d.H.td•)fl t_;r! l::tl.:t s~ iiJI I In le L•.lfllfl!J ant '· fJVe opmetl (_,()<_ ~, I 

believe there to be definitive and irrefutable failure on all 6 mentioned criteria, 
-~ r ·t tt· ~,- ..... f,- r~ 111·,-,~ tt· ~ P'l·-r- r•'1r·"g e,- r"'· t""~.lss·,. r t,. 1j~ny tt ~ p~t,'t'!or .. ~r·s r~z "~r j:> _tl!. 1..-<:::-tJ-••• ::i····l-.- .:ti •... ~,.Jtlo~. 01-J ....... L.-~. ·t·n .-l.L 

request 

I 
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Exhibit 1 - Summary of Petition 

Tot No Hornes 
Area Hornes Contacted Opposed For Undecided 

Viillowt>rook 17 15 12 2 

Northaeres 7 6 4 .-, 
L. 

Nortttridqe 96 90 71 12 7 

Totals 120 111 87 16 _., 
0 

78'% of the homes contacted are opposed to the rezone 
73'1.) of all homes (ineludinq those not contactecJ) are opposed to tiH! rezone 
1 4 ·t- of homes contacted favor UH:~ rezone 
?% of hornes contacted are Ur11jecided or have no opinion 

Petitions submitted contain 116 si9natures representing 87 horne~. 
9 hornes were not contacted, not horne, vacation, etc. 

Exhitlit 2- Population Projections 

I 

~ 

1) Likely Population 9rowth projections frorn Metropolitan Planning 
Orqanization Technical Heport No. J.4 (attache<D show 9% qrowth betwee 1990 
and 1995 . 

. -,·l C•.-.--1' ~ ............ ~ A·1''• o·, ..... ;bl'f!'•)n fr ) ...... ,-.., .. -. ..... ·t Jo .. -..·,tio.-. ('"'ity pt-- 11'"';1., "l r.. .. , ·::.r·t ......... t L.J I I v Bvt<::=•.l ~:J<::'" I ,)U I •. 1! '· {_Ill '-l .:~11'.1 •.HI'-' I. I! -•1 . id ill I~ Llt;:"po:.~ ni<::=ll 

T.::.,··hr ·~,···::.1 Rc.r <•rt 1\l,-l ,; f-.tf·::t .,~,1 6 C·J·) "tiC 11 'S ·;, f<>t-~•1 it-""'rc.~ t-.c. irl n<Jpt 1J·•fi(·'rl j ".•V I '\.ol'i:.olJ J\._•rJ .. ,.I \ J'I"..J ~t l.'"' t.\t.f'J,.._.~a \oJo },. Li, .. _ i.-\1 I IV ..... ,:t\,}1.-• J t-~~ .. oo ,.f (-\ ~-~~~ 

distribution for aqes > 64, from 1990-1995 of 1. 9%. In other words, the> 64 
population will climb frorn 11. g·x. of the population, to 1 :.::. rx.-. 

3) 'With reai growth oi 9%., and the new projected distribution of ages, age 
qroups below 65 will still show over twice as rnueh real qrowth (in absolute 
numbers) u·1an the> 64 popu!ati<Jrt. 

I 
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. ~lBIT 2-, a 
... :·· Tecwnical Report No.3. 

I '.• ,,_.., 

Population ,Projections 

Septeaber, 1988 

'1984 1965 _1986 1987 J9_B8 J'l87 H'98 ~995 2888 
CITY OF 6iiAHD 

JUNCTION 

low 29,888 28,588 28,588 29 1U8 29,588 291 '5BII 38,01!8 31,1!89 32,888 

lloder•te· 29,81!8 29,588 28,588 29,880 29,588 Ja,aee 38,588 34,888 36,511 

lihly 29,888 29 5~D 28 5118 29,888 29,5811 38 888 38,588 33 888 35 588 

IIESA COUNTY )'7~ 

low 64,81!8 83,8BB 83,888 64,588 06,SI!8 87,80\'1 67,5BB 91,888 95,588 

lloder•te 84,1188 831888 e:s,sea 1!4,538 86 1SSB CB,JIIlO 98,BU 99,588 187,888 

lihly B4,eae 03,989 Cl,UBil 84,!!tiB 86,5BB 68,188 98,888 98,BBIJ 184,881 
----'--· 

Note: All nuabcrs are (·:1- 1,itll!J f~Jr the CountyJ 
.. (.;f- J,eea for the CityJ 

General Assumotions 

1. Population estimates for Septenbe~, 1988 fQr Mesa County 
66,500; for Grand Junction it is 29,500. !he population 
consistently and s!~nif!cant!y inc=eased in 1987 and !988. 

is 
has 

2. T~e Me~a County workfo~ce is app=oximately 39,500 - - up 3% 
f=om the 1986/87 average . 

. <-: 
'"' ' 3. Unemployment was at 9.8% for January-July 1968, almost a 20% drop 

!=on t~e 1986/1987 average. 

4. ~~e move~ent out of the Grand Junction/Mesa Courity a~ea by unem­
ployed persons will slow, even t~ou~h Mesa County unemployment 
rates re~ain more than 30% above the Colorado state average and· 

I 
~ere than 50% above the Denver metro area rate. Indeed, overall 
population growth has been on the higher end of the previous years 
projections. 

5. Population trends have been a funct!on of employ~ent levels and 
the influx of retirees, this is expected to continue for the near 
future. 

6. Population projections to~ the City do not include increases due 
to annexation after 1986. 

1. The number of persons per household (pph) has remained relatively 
constant since 1980. (We are unable to measure pph at this time). 

a. The Colorado and United States econo~y will remain ~elatively con-I 
stant throughout the projected perioc. o••- ................ .. 

Metropolitan Planning Organization 
250 North Fifth Street Grand J•Jilcfion, CO 81501 · Phone: 244·1430 

I 
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~+" B1T 2-e .e 
-----Technical Report No. 4 

I 

I 
Grand junction City Planning Department 

PROJECTED AGE DISTRIBUTION FOR GRAND JUNCTION MPO & ME~A COUNTY 

1tl7 - 1990 1991 - 1995 1998+ • or Total • of Total • ot Total 
!Sr.! Male. Peaale Male Pemale Male Pemale 15+ .4 .7 .4 .7 .4 .1 

1o-u .8 .I .I 1.3 .I 1.3 
75-71 .I 1.3 !3.~1 1.2 1.4 1.4 2.2 

If· f '70-74 1.3 1.1 ' q4' 1.'7 1.7 2.1 2.1 
15-19 2.0 2.2 

( ..1- , 
2.3 2.3 3.0 2.1 - IO-U 2.2 2.3 2.3 2.3 2.3 2.4 

55-51 2.3 2.1 2.5 2.7 2.7 3.0 
50-U 2,5 2.7 3.2 3.3 3.0 3.1 
U-49 2.1 2.1 3.1 3.7 3.1 3.1 
40-U 3.5 3.5 3.1 4.0 4.1 4.7 
35-31 4.1 4.2 4.1 5.0 :\!..:0 3.1 
30-34 4.1 4.5 4.2 4.3 ·;3 .. 1 3.4 

~ 25-21 5.0 4.1 2.1 4.2 3.1 3.3 
20-24 4.0 3.1 3.1 3.3 3.0 3.2 
15-11 3.1 3.4\ 3.0 3,0 3.0 3.0 -

19·11· 
10-14 3.4 3~:J: 2.1 2.7 2.1 2.1 ' 5-09 3.1 3.0 2.'7 2.5 2.1 2.8 
o-o4 3.0 -L! ..L! ..!.:..! - ..!.:..! -L.l 

• of Total 49.3. 50.'7. 49.0. 51.0. ". 5ti 151.5. ;' Median Age 34,8 38,4 35.0. 31.0 38.0 40.8 Coablned 
Median Age 35,5 3'7.0 31.0 .. , .. 
,!SSWDJ2S!ons: 

1. Ho eign1f1cant increase in energy-related eaploYlllent or in other 
1
tields which would attract a younger workforce to the area, 

2. There le a natural aging ot the WWII baby boom age group. 

3. No new elgn1ticant increase ln birth rate.· 

4. Continued aign1tlcant euccesstul recruitment ot retirement-aged persona. 

H!DIAN AG! 

1910 J..!!Jl• 
United Statee 30.0 31.5 

Colorado ·21.1 30.2 

Mesa County 29.0 31.0 

Orand .7unct1on 29.9 32.0 

• eatiaate only 
Source: Colorado State Deaographer .. 

250 North Fifth Street 



Exhibit :3 - City Vacancy Data 

See attached Grand Junction City Planninq Departrnent Tec:linioal Report No. 1.2 
Hesictential Vacancy Survey- 19:37. 

I 
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, HETl'IOOOLOCY 

T~e 1987 survey was e~~anded to. incl~e both mul:ifamily ~nd mobile homes. A weig~ted cross-sectional survey de· i 
_ stgn was chosen for- s1ngle .family units. The_ Single. famtly sarrpling frame was obtained from the Mesa County,Asses· • 
_ ~ sors Records. A stratified random satrpl ~ng method was used for the single family units~ The multifamily and rnobileC 

home ~~~9ling frame was obtained from ~1ty and county records plus polk's Directory. A stratified random sampling 
method plus a telephone survey of all major- multifamily units and mobile home parks was utilized. In addition ran• 
dom checks and 100 X sample surveys of certain areas was utilized to cross cheek accuracy. ,The overall sample size 
was determined using a 9SX confidence level with a margin of error of +/• SX. ~ .. : .· 

.. -"~-
-~- -: ... 

The map belo~ displays the sub-areas used fn the survey: ..... 

21 • 22 23 25 25 27 25 

Mesa Malt Area 1 N. Central City Area l 

F 

c 

A special thanks to the following institutions and individuals for their assistance in this study: 

·!l & B Appraisal 
·Sank llestern 
•Sray & Company 
•Carl Hoelun.Jth 
•Central Banlc 
·Century 21 • Northridge 
•Century 21•0ld Homestead 
·First American Title 
·Gale & Company 
•Grand Junction Downtown Development Authority 
•Great American Savings & loan 
·Heolpnate "Legal support 
·Hill & Homes 
·Junction Bell Federal C.U. 

•McArthur Ileal Estate Hgmt. 
·Hesa County ~eonomic Development Council 
·Mesa County PlaMing. 
·Mesa County Policy & Research 
•Mesa Federal Savings & loan 
·Modern Federal Savings & loan 
·Parkview Realty 
•Scott & Company 
•Tamarach Properties 
•Target Realtors 
•United Banlc of C.J.·Down Town 
.·Valley Federal Savings & Loan 
•\lakefield Property Mgmt. 
•llestern Colorado Title 

nn: 04T4 IOOC 
\ \ 

I 

' 

Note: This study was made possible by a grant from the Metropolitan Planning Or· 
ganization. The project was directed by Greg Flebbe with major assistance 
from Ronda Sherwood and lance Nelson of the Mesa College Small Business 
Institute of the Small Business AdT.isistration. Special thanks also to 
lauri Skala coordinator of the Colorado Alternative Sentencing Program and 
Nancy McCoy of the Hesa County H~~n Resource Oe~artment, RSVP program for 
the many volunteers. 

TR2.6 
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fechnicaJ Report No.1.2 
.. :. ·c;and juncti& City Planning De~rtment 

I 
I 

~._Ji 

IHTiiCOUCTICN 

. Residen.~~a.~: yacanc.Y Survey - 1987 

ln ~ovember of 1987 the Crand Junction Planning Department and the Metropolitan Planning Organ~zacion, with the as• 
sistaoce of several financial, ~iness and community institutions, conducted a vacancy survey of residential dwell· 
{ng t.nits within the metropolitan area (21 Road thrOCJgh 35 Road and A Road throc.Jgh I Road) of Mesa Col61ty. ·Vacancy 
rate information provides critical demographic data and fs an important socfoeeonomic trend· indicator. 

CCNCtuSIOHS 

The study revealed the overall vacancy race in the metropotrtan area to be 11.3% •. The single family fs 9.35%, with 
the multifamily rate at 11.1X and the mobile home race at 22.1%. The rate is 48% higher than the 1980 Census figure 
but 12.6% lower than 1986. (Additional detailed informacion fs available from the M?O or Crand Junction Planning 
Office,) 

The following graph illustrates the survey results for each sub·area within the Metropolitan area. 

Mesa ·couiJt}" Urban. 'Area Vaca.acy Survey 
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Area 1 Area 2 Area J 

Locatio.as 
• 1987 Survey § 1980 Census 

The following cable presents the results of the 1987 survey as compared to 1986 survey and 1980 Census figures: 

Area 1980 Census Percent 
Nu:i:ler Area Name 1987 Survey CSTFA • 3A) Difference Change 

1 Mesa Mall 14.6 9.5 4.9 49.7 
2 N. Central Cfty 3.9 . 11.7 -7.5 ·66.8 
3 Central Cfty 11.7 8.0 3.7 45.9 
4 Fruitvale 13.8 6.2 1.6 123.3 
s Clifton 18.1 10.0 8.1 80.8 
6 Orchard Mesa 16.0 7.S 8.5 113.3 
1 Redlands 2.7 8.0 ·5.3 ··66.2 

Total 11.3 7.8 6.6 ns.oo net D4T4 IOOIC 

note: The 1987 survey totals and 
the 1980 Census totals are 
based on weighted averages. TR2.5 

250 North Fifth Street Grand Junction, CO 81501 Pf)one: 244·1430 
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development summary 
File # 48-89 Name _M_e_s_a_V_i_e_w_I_r ___ _ Date _lo_;_o9_1_89 __ 

~ 

PROJECT LOCATION:_ Northeast corner of 1st and .Patterson. 

--
PROJECT DESCRIPTION: 
A request to change from Planned Residential, density of approximate~y 4 units per 
acre (PR-4) to Planned Residential, density of approximately 12.7 un1ts per acre 
(PR 12.7) on approximately 10 acres for Mesa View Retirement Center. The request 
for the Preliminary Plan and Plat is for the entire parcel on approximately 28 
acres. 

REVIEW SUMMARY (Major Concerns) 
POLICIES COMPLIANCE Y!S -1 ECIINICAL REQUIREMENTS SJITISFIEO N I * 

SJ\TISFIEO 

Complies with adopted policies X Streets/Right~ Of Way X 

Complies with adopted criteria X Water/Sewer * 

Meets guidelines of Comprehensive Plan N/A Irrigation/Drainage X 

landscaping/Screening X 
Other: ________ _ 

/ 

* See explanation below 

- More detailed information waul~ be required at Final Plat/Plan stage for utilities, 
streets, irrigation, and drainag~. 

- Both the City and Ute Water have tndicated they will serve this development. 
Planning Commission did not consider this issue. 

-The petitioner has met all processing requirements of the Zoning and Development 
Code. 

S.T ATUS & RECOMMENDATIONS: 
The retirement center portion of this proposal is essentially the same plan approved last 
year. The street and lot layout for the single family portion have been revised. City 
Council, on 1/4/89, moved to approve the request subject to the petitioner showing owner­
ship or contract to ac~uire ownership. On 2/1/89 Council denied the proposal since the 
petitioner could not satisfy this requirement. This request for filing 4 combines the 
previous requests for filings 4 and 5. 
There is still strong opposition from the neighborhood except for a few property owners 
directly adjacent to the proposal. 

Planning Commission Action 
10/03/89 - Recommended denial of the rezone for the following reasons; there is nothing 

wrong with the existing zone; the building and the increase in density is not 
compatible with the existing single family homes in the area; there is no change 
of character to justify the rezone; and the community need for a retirement 
center in this particular area has not been established. (unanimous vote) 

The petitioner has appealed the decision. 

I 
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GREGORY K. HOSKIN 
FREDERICK G. ALDRICH 
GREGG K. KAMPf' 
EDWARD A. LIPTON 
CURTIS G. TAYLOR • 
THEODORE ALLEGRA 
DAVID A. YOUNGER 
DAVID M. SCANGA 
DAVID A. PRICE 

NELSON, HOSKIN, GROVES & .PRINSTER 
PR0FESSION:-.L CORPORATION 

ATTORNEYS AT LAW 

MONUMENT BUILDING. SUITE 400 ' 
200 GRANO AVENUE 
POST OFFICE BOX 40 

GRANO JUNCTION, COLORADO Bl !502 
TELEPHONE: 13031 242·4903 

FAX: 13031 241•3760 

October 26, 1989 

Members of Grand Junction City Council 
250 North Fifth Street 
Grand Junction, Colorado 81501-2668 

MICHAEL J. RUSSELL 
SUSAN R. LUNDBERG 

JAMES E. MAJORS 

OF COUNSEL: 
WILLIAM H. NELSON 

JOHN W. GROVES 

Re: Colson & Colson Construction--Northridge Estates 
Filing 4; File No. 48-89 

Dear Council Members: 

Although your decision of October 18, 1989 ran counter 
to my views, I do wish to express my appreciation for your 
continued patience in regards to this rather long and drawn-out 
matter. 

Now that your decision has been made, we ask for and 
are in need of your vigilance to ensure that the petitioner 
complies with the promises it has made to you in connection 
with the rezone. Perhaps the single most important promise 
made, insofar as the adjoining neighbors are concerned, is 
that the proposed development will in fact be constructed 
as represented, and we will not later be confronted with 
a change in the plan, another rezone proposal, etc. Our 
protection is primarily contained in the Declaration of Covenants, 
Conditions and Restrictions which create restrictive covenants 
on both the retirement center and single-family residential 
area, enforceable by adjoining neighbors, that ensure develop­
ment as represented. I have recently revised that Declaration 
in minor ways so as to be consistent with the petition as 
recently presented and so as to clarify certain portions. 
That Declaration has been sent to Mr. Edwards for his approval 
and for him to attach the necessary exhibits consisting of 
the correct legal description of the premises, site plan, 
elevation and floor plan of the retirement residence and 
the preliminary plan of the single-family residential area. 
Copies of that Declaration have also been provided to the 
City Attorney, Dan Wilson. 

We ask that the City Council exercise its vigilance 
in ensuring that this Declaration is recorded as soon as 

' 
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Members of the Grand Junction City Council 
October 26, 1989 
Page 2 

' 
~ 

Colson & Colson obtains title to the property, and before 
Colson & Colson is authorized to proceed further in regards 
to planning, or as to site work on the property. A method 
to prove compliance would be for Colson & Colson to present 
to the planning staff a copy of the recorded warranty deed 
to the premises and a copy of the recorded Declaration, both 
of which would be necessary before proceeding with final 
approvals and site development activities. 

At any time in this process, I will be more than happy 
to meet with City representatives and Mr. Edwards or Colson 
& Colson representatives to iron out any technical problems 
and to see that promises made to the City Council and the 
adjoining neighbors are carried out. 

Thank you for your attention. 

~uly yo~rs, 

1=~ .J-. (1 c c_p 
Frederick

1

G. Aldrich 

FGA: jhc 

pc: Russ Doran 
Marilyn Rabideau 
Dan Wilson 
Pat Edwards 

,I 
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NELSON, HOSKIN, GROVES & PRINSTER 

GREGORY K. HOSKIN 
FREDERICK G. ALDRICH 
GREGG K. KAMPF 
EDWARD A. LIPTON 
CURTIS G. TAYLOR 
THEODORE ALLEGRA 
DAVID A. YOUNGER 

DAVID M. SCANGA 
DAVID A. PRICE 

PROFESSIONAL CORPORATION 

ATTORNEYS AT LAW 

MONUMENT BUILDING. SUITE 400 

200 GRAND AVENUE 

POST OFFICE BOX 40 
GRANO JUNCTION. COLORADO 81502 

TELEPHONE: (303) 242·4903 
FAX: (303) 241-3760 

November 14, 1989 

Members of Grand Junction City Council 
250 North 5th Street 
Grand Junction, Colorado 81501-2668 

Re: Colson & Colson Construction Co. 
Northridge Estates, Filing No. 4 
File No. 48-89 

Dear Council Members: 

MICHAEL J. RUSSELL 
SUSAN R. LUNDBERG 

JAMES E. MAJORS 

OF COUNSEL: 

WILLIAM H. NELSON 
JOHN W. GROVES 

RECEIVED GRAND JUNCTION 
PLANNING DEPARTMFJNT 

Anticipating that I will be unable to attend the final 
reading of the ordinance amending our zoning code in connection 
with the above-referenced petition, I write this letter to 
follow up on my letter of October 26, 1989 concerning 
completion of the Declaration of Covenants, Conditions and 
Restrictions for Northridge Estates, Filing No. 4, and to 
express concerns regarding completion of "Phase One" 
improvements. 

Since my letter of October 26, 1989, I have discussed the 
need to complete the Declaration of Covenants, Conditions and 
Restrictions with Pat Edwards. Mr. Edwards advised that the 
modifications I made to the Declaration were acceptable and 
that there would be no problem in completing the Declaration by 
obtaining the necessary acknowledged signature and adding the 
Exhibits A, B and C as a condition of granting the rezone. For 
reasons stated in my October 26, 1989 letter, I reiterate the 
essential need to condition the ordinance approving of the 
rezone upon the completion of the Declaration of Covenants, 
Conditions and Restrictions by the attachment of Exhibits A 
(legal description), B (site plan, elevation and floor plan of 
retirement residence), and C (preliminary plan of single-family 
residential area) , having an authorized officer of Colson & 
Colson execute the same having the signature acknowledged, and 
recording the Declaration in the real estate records of Mesa 
County, Colorado. These actions must take place prior to 
proceeding to final plan or authorizing any form of on-site 
development activities through building permit. 



Page 2 
November 14, 1989 

~ 

An essential feature of Colson & Colson's promises 
concerning development of the retirement center is the 
installation of public improvements to streets, curbs, gutters, 
etc. benefitting not only the area where the retirement 
residence will be constructed, but other portions of Northridge 
Estates, Filing No. 4, and specifically the entryway that 
includes a bus turnaround, etc. These improvements are · 
referred to by Colson & Colson as "Phase One improvements." 
Colson & Colson has repeatedly promised the City of Grand 
Junction Planning Staff, neighbors surrounding the development 
site, the City of Grand Junction Planning Commission and 
yourselves that these Phase One improvements indeed would be 
constructed as described in the petition. 

We now learn that Colson & Colson is seeking to substitute 
actual construction by some form of "guarantee," such as a 
letter of credit, cash escrow or set-aside construction loan 
letter. It is my experience that paper guarantees are a 
distant and poor second to improvements constructed on site. 
That is to say, in the event the developer is unable to meet or 
reneges on its obligation to complete the public infrastructure 
and related improvements, then it becomes the burden of the 
City to enforce the paper guarantee. In such cases, the risk 
is always present that the paper guarantee is insufficient in 
funds to complete the improvements, or that litigation will 
ensue over the enforceability of the paper guarantee. These 
risks are eliminated when the improvements are constructed on 
site and not allowed to be deferred by the substitution of a 
paper guarantee. 

Accordingly, I ask that the ordinance amending the zoning 
for Northridge Estates, Filing No. 4, not permit Colson & 
Colson to substitute any form of paper guarantee for the 
previously unconditional promise to install on-site both Phase 
One and Phase Two improvements as a condition to construction 
of the retirement residence in the first instance and 
subsequently as a condition of constructing single-family 
residences on the single-family residential portions of the 
development. 

I wish to emphasize that I do not seek to impose upon 
Colson & Colson any condition, promise or requirement it has 
not already volunteered to all of us, and specifically to you, 
our City Council. I seek only that Colson & Colson honor 
existing promises, such that neither the Council nor the 
adjoining neighbors will be later surprised or disappointed by 
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a deviation or failure to perform paper guarantees. I thank 
you in advance £or your concern and vigilence over this matter. 
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