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PROJECT NARRATIVE AND IMPACT STATEMENT 
FOR 

MISSION VIEJO - A PLANNED UNIT DEVELOPMENT 
(A REPLAT OF LOTS 1 THROUGH 10 INCLUSIVE 

AND LOT 15 OF EL CORONA SUBDIVISION) 

CITY OF GRAND JUNCTION, MESA COUNTY, COLORADO 
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DEVELOPERS: 
Ivan and Jane Wood 
3548 G Road 
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MISSION VIEJO - A PLANNED UNIT DEVELOPMENT 
(A Replat of Lots 1 through 10 inclusive, and Lot 15 of 

El Corona Subaivision) 

COMPATIBILITY WITH THE SURROUNDING USES 

This development, as well as Mantey Heights which lies to the East, are 
zoned RSFS. T~ the South is Arbor Village Subdivision which is zoned PRB and 
to the West is the Intermountain Bible College property which is also zoned PRB. 
To the North is Spring Valley Subdivision which is zoned RSFS and to the,North­
east is Spring Valley Townhomes which is zoned PRB. 

ACCESS TO THE SUBDIVISION 

Access is off 11 F11 Road using the existing El Corona Drive. All lots will 
be accessed from El Corona Drive. 

AMOUNT OF TRAFFIC GENERATED 

There will be 32 lots within the subdivision. It is estimated that each 
lot will generate an average of 4 trips per day or 128 trips per day total. 

LAND USE SUMMARY 

Total Number of Lots 32 
Tota 1 Ar·ea of Lots 2. 31 Acres or 43% 
Tota 1 Area of Streets 0 

Total Area of Private Open Space 3.04 Acres or 57% 

PUBLIC SERVICES AND UTILITY SUMMARY 

GRAND JUNCTION FIRE DEPARTMENT 
GRAND JUNCTION CITY WATER 
GRAND JUNCTION CITY SANITATION 
PUBLIC SERVICE GAS & ELECTRIC 
U.S. WEST TELEPHONE OR OTHERS 
GRAND JUNCTION DRAINAGE DISTRICT 
GRAND VALLEY WATER USERS 

I •, '' 
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MISSION VIEJO - A PLANNED UNIT DEVELOPMENT 
Project Narrative and Impact .Statement 
February 1990 ' 
Page 2 

FEATURES TO BE PART OF THE PLAN 

Mission Viejo is a proposed planned community of ground-level doubly­
attached residences with two occurring singly. The residences are to be 
exclusive, low maintenance buildings, ranging from 1100 to 1800 square feet 
per unit, each with a double-car garage. Our market research indicates the 
need for ground-level residences located close to town for the older generation 
in our community. 

Individual residences may be either 2 bedroom or 3 bedroom units depending 
on the market, in which case the building footprint will be adjusted accordingly 
within the lot boundary. 

An association will be formed for the purpose of maintenance of the private 
open space landscaping and of the irrigation system. 

DEVELOPMENT SCHEDULE 

El Corona Street will be paved with asphalt with curb and gutter installed 
during the first year after the recording of the plat, together with utility 
stub-outs to each unit. 

Development will begin with the construction of units on the Southern end 
of the property on both sides of El Corona Street, then proceeding Northward. 
It is expected that the development will be completeg in 5 years. 

Sidewalks, landscaping, screened fencing, and the irrigation system will be 
installed with each unit as part of the development schedule. 

The proposed setbacks for the units are as follows: 

Front Setback from El Corona Drive - 18.5 feet 

Rear Setback from the Exterior Subdivision Property Line - 7 feet 

Respectfully submitted, 

w~~P~~ 
WHL/sl 
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THELMA PEASE 
2777 F ROAD 
GRAND JUNCTION CO 81506 
2945-121-00-003 

2945-121-01-009 
DAVID OLSON 
364 RIDGE CIRCLE DRIVE , 
GRAND JUNCTION CO 81503 

2945-121-01-017 
BURTON BURKHALTER 
130 EL CORONA DRIVE 
GRAND JUNCTION CO 81506 

2945-121-01-015 

RALPH MULFORD 
134 EL CORONA DRIVE 
GRAND JUNCTION CO 81506 

2945-121-01-016 
CHARLES KEY 
130 EL CORONA 
GRAND JUNCTION CO 81506 

2945-121-01-018 

THELMA PEASE 
2777 F ROAD 
GRAND JUNCTION CO 81506 

2945-121-02-001 thru 004 

GENE TAYLOR 
633 FLETCHER LANE 
GRAND JUNCTION CO 81505 

2945-121-02-005 

ROBERT AHRENS 
110 MT VIEW 
GRAND JUNCTION CO 81506 

2945-121-02-006 
GERRE HAY 
113 MANTEY HEIGHTS 
GRAND JUNCTION CO 81501 

2945-121-02-007 
TERRY LARSON 
2994 BROOKWOOD 
GRlND JUNCTION CO 81504 

2945-121-02-008 
AMON DEAN 
115 MANTY HEIGHTS 
GRAND JUNCTION CO 81501 

2945-121-02-009 
JOHN NILSON 
118 MOUNTAIN VIEW DRIVE 
GRAND JUNCTION CO 81501 

2945-121-02-010 
RAYMON MC GUINNESS 
117 MANTY HEIGHTS 
GRAND JUNCTION CO 81501 

2945-121-02-011 
GLORIA PELOQUIN 
124 MOUNTAIN VIEW 
GRAND JUNCTION CO 81501 

2945-121-02-012 
DONALD RAWSON 
123 MANTEY HEIGHTS 
GRAND JUNCTION CO 81501 

2945-121-02-013 
CARL BURLEY ! ' i. T 
126 MOUNTAIN VIEW DRIVE 
GRAND JUNCTION CO 81506 

2945-121-02-014 & 015 

JOE PROCOPIO 
125 MANTEY HEIGHTS DRIVE 
GRAND JUNCTION CO 81501 

2945-121-02-019 

CHARLES SOURS 
2551 SANTA FE DRIVE 
GRAND JUNCTION CO 81501 

2945-121-02-022 
HOLLY KISSICK 
17957 MEADOW CREEK DRIVE 
EAGLE RI~ER AK 99577 

2945-121-30-001 
RICHARD WALDREF 
2520 BOOKCLIFF 
GRAND JUNCTION CO 81501 

MISSION VIEJO - PUD 
Adjacent Property Owners 

2945-121-30-002 
RICHARD WILL 
2506 BOOKCLIFF 
GRAND JUNCTION CO 81501 

2945-121-30-003 
ALEXANDER SPOMER 
2444 BOOKCLI FF 
GRAND JUNCTION CO 81501 

2945-121-30-004 
BOBBIE SUNDERMEIER 
2430 BOOKCLIFF AVENUE 
GRAND JUNCTION CO 81501 

2945-121-30-005 
JOHN SCHLAUGER 
2424 BOOKCLIFF 
GRAND JUNCTION CO 81501 

2945-121-29-013 
KURT FREEBURG 
2164 NORTH 24TH STREET 
GRAND JUNCTION CO 81501 

2945-121-32-004 
BLAIN FORD 
2522 MIRA VISTA DRIVE 
GRAND JUNCTION CO 81501 

2945-(])14-42~022 

PAUL BARRY 
C/0 P.O. BOX 40 
GRAND JUNCTION CO 81502 

2945-014-00-01)4 
MILDRED SHAW 
2778 F ROAD 
GRAND JUNCTION CO 81506 

2945-014-09-001 
ISABEL VENTURES LTD. 
2720 BEECHWOOD STREET 
GRAND JUNCTION CO 81506 

WAYNE H~ LIZER 
W H LIZER & ASSOCIATES 
576 25 ROAD, UNIT #8 
GRAND JUNCTION, CO 81505 
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GENERAL 

W.H. UZER & ASSOCIATES 
Enginet;ring Consu/flng and Land SurveyillJ.'1-'!."!'~~--....... ----. 

576 25 Road, Unit #8 IICIIYJJD GltUD JUICTIOI 
Grand Junction. Colorado 61505 .PLAIIIIG J>IP41'1'BJ11t 

241·1129 6 

February 19, 1990 

DRAINAGE REPORT 
FOR 

MISSION VIEJO 

FEB 261990 

A REPLAT OF LOT 15 AND LOTS 1 THROUGH 10, INCLUSIVE, 
OF EL CORONA SUBDIVISION, MESA COUNTY, COLORADO 

Mission Viejo is located on the South side of Patterson Road between 
27 l/2 and 28 Roads. This proposed subdivision is bounded on the West by 
Intermountain Bible College, on the East by Mantey Heights Subdivision, on 
the South by the Grand Valley Canal, and on the North by Patterson Road. 

The property is more or less divided by an irrigation lateral two-thirds 
of the way back from Patterson Road. This lateral essentially divides the 

drainage area for the project. The area to the North of the lateral drains 
to the North which will also be the area of development. The area that drains 
to the South will be designated as ''Private Open Space" and the drainage 
pattern is not expected to change from the historical rate . 

• 
The average slope for the basin for the proposed area of development 

from the lateral to Patterson Road is approximately 1.9%. 

The average slope for the area from the lateral to the Grand Valley 
Canal is 21.4%. Since there is not expected to be any development for this 
area, the drainage analysis will focus on that area to be developed; that is, 
between the lateral and Patterson Road. 

METHOD OF ANALYSIS 

The Rational Method was used to determine the amount of storm runoff, 
using the formula, Q = CCflA, since this is a very small area, 

where Q = runoff in cfs 
C = runoff coefficient 

cf = rainfall frequency factor = 1 for a 10-year storm 
I =rainfall tntensity (in./hr.) 
A = area in acres 

I 



W.H. Lizer &.Associates 
Drainage Report for Mission Viejo 
Febraury 19, 1990 
Page 2 
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For historic runoff, a value of 0.37 was used for "C" for an unimproved 
area. 

For runoff after development, a value of 0.61 was used for 11 C11
, which~- •s 

determined by the composit method. 

The area used for both historical and after development was 5.0 acres, 
which includes El Corona Drive, a dirt road at the present time. 

Runoff coefficients for the developed area, which includes the propose~ 
structures, driveways, paving and sidewalks on El Corona Drive, and landscaping 
in the 11 Private Open Space", was determined to be 0.83 for asphalt, concrete, 
and roofs, and 0.25 for the landscaped areas. 

There is approximately 3.1 acres in asphalt, concrete, and roofs, and 
1.9 acres in landscaping. There is no exterior contribution. 

A 10-year frequency storm was used for computing the historic rate of 
runoff, runoff after development, and for sizing the storm retention area. 

Values of 11 111 were determined from intensity duration curves for the 
Grand Junction area (graph attached). 

COMPUTATIONS 

Historic 

Tc = 1.87 (1.1 - qo! 
s1/3 

where Tc = Time of Concentration, minutes 
s = Slope of Basin, % 
c = Rational Method Runoff Coefficient 
D = Length of Basin, feet 

or Tc = 1.87 {1.1 - 0.37)(782)1 
(1.9)1/3 

= 31 min. 

I 

I 
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W.H. Lizer & Associates 
Drainage Report for Mission Viejo 
February 19, 1990 
Page 3 

From graph, r10 = 1.45 

Q10 = CCfiA = (0.37)(1)(1.45)(5) 
= 2.68 cfs 

Runoff After Development 

Composit Runoff Factor 

L cl~i = (0.83)(3.1) ; (0~25)(1.9) 

= 0.61 

Tc = 1.87 (1.1 - 0.61)(782)} 
(1.9)1/3 

= 21 min. 

From Graph, r10 = 1.85 

Q10 = CCfiA = (0.61)(1)(1.85)(5) 
= 5.64 cfs 

A Detention Area is required which will be located North of Lot 1, Block 2 
of the proposed subdivision. 

The Detention Volume was determined by the Triangular Method: 

ot V = 31(5.64 - 2.68)2 60 
5.64 . 

= 2889 cu.ft. 

where V 

Tc 

= Volume to be stored, cu.ft. 
= Time of Concentration, (for 

historic area), min. 
= Maximum runoff rate when fully 

developed, cfs 
Qh = Maximum release rate for design 

storms under conditions prior 
to development, cfs 

I 
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W.H. Lizer & Associates 
Drainage Report for Mission Viejo 
February 19, 1990 
Page 4 

A Detention Basin 4 feet deep with side slopes of 2:1 having average 
dimensions of 20' x 36' at 2 feet above the bottom of the detention basin will 
be required or a basin of equivalent size. 

One six-inch diamenter PVC pipe will be required to discharge stormwater 
from the detention pond to a drop inlet pipe which is located on the South side 
of Patterson Road. 

Respectfully submitted, 

.,tt/~1/;/0 
Wayne H. li zer, P. E. , P. L. S. 

WHL/sl 

I 
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W.H. UZER & ASSOCIATES 
Engineering Consulting and Lanc:J Surveying 

'576 25 Road, Unit #8 
Grand Junction. Colorado 81505 

241-1129 

February 19, 1990 

#9 90 

066L 96 83:1 

18k EDLA 

MISSION VIEJO 

EL CORONA DRIVE 

STREET STRUCTURAL DESIGN 

IIIJU,Ifal(l tliiiit'Lt 
IOiltOIUlt ctl'fiO CJIIAtlal 

From the Project Narrative, it is estim~ted that there will be 224 trips 
per day from the project or 112 trips each direction. There are 4 additional 
single-family lots that are either built upon or potentially could be built upon 
that would add 28' trips per day or 14 trips each direction or a total of 126 
trips in each dir~ction •. 

-It is estimated that 80% of this traffic will be passenger cars and 20% 
pickups or very light trucks. It is anticipated that 1 trip per day will be 
made by a combination truck, sucn as a trash pick-up truck, concrete truck, 
moving van or some similar-type vehicle. 

The 18kEDLA would then be as follows: 

Passenger car: 126 X 0.80 X 0.0008 = 0.08 
Pickup & Light Truck: 126 X 0.20 X 0.006846 = 0.17 
Combination Truck: 1 X 1.024367 = 1.02 

TOTAL 1.27 

Since this is a dead-end street with a cul-de-sac and cannot be extended 
to the South in the future because of a high bluff which is directly South of the 
cul-de-sac, it is not expected to have any future traffic jncrease. 

A safety factor of 2 was used to account for other local traffic such as 
mail delivery, emergency vehicles, and visitors giving the 18kEDLA a value of 
2.54. 
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W.H. Lizer & Associates 
Mission Viejo/El Corona Drive 
Street Structural Design 
February 19, 1990 
Page 2 

# 

From the soils analysis, the R value is 13. The Regional Factor used was 
10. From the Design Nomograph, the WSN for this street is 1.4. 

3'inches of asphalt required= 3 x 0.44 = 1.32 
6 inches Class 6 (min. thickness) = 6 x 0.14 = 0.84 

2.16 

2.16 is greater than 1.40, therefore, 3 inches of asphalt with a 6-inch 
Class 6 base will be used. 

;;;;;·"#~ 
Wayne H. Lizer, P.E., P.L.S. 
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DECLARATION 
·oF,COVENANTS, CONDITIONS AND RESTRICTIONS 

OF MISSION VIEJO 

THIS DECLARATION, Made on the date hereinafter set forth 
by 
her·~e~i~n~a~f~t~e~r~·=r~e~f~e-r~r~e~d~.t~o~a~s~""~D-e~c~l-a-r~a-n~t-.~.~----------~------------

WITNESSETH: 

WHEREAS, Declarant is the owner of certain property in Grand 
Junction, County .of Mesa, State of Colorado, which is more parti­
cularly described as: 

MISSION .VIEJO SUBDIVISION, a replat of Lots 1 through 10 
and Lot 15, El Corona Subdivision. 

NOW, THEREFORE, Dec~arant hereby declares that all of the 
properties described above/.shall .be· held, sold and conveyed subject 

. to the following easements, restrictions, covenants and conditions 
which are for the purpose of protecting the value and desirability 
of, and which shall run with, the rea~ property and be binding . / /" 
on all parties h·aving any right, title or interest in the described 
properties or any part thereof, their heirs, successors and assigns, 
and shall inure to the benefit of each owner thereof. 

ARTICLE I 

DEFINITIONS· 

Section 1. "Association" shall mean and refer 'to Mission 
Viejo Homeowners Association, its successors and assigns. 

Section 2. "OWner" shall mean and refer to the record owner, 
whether one or more persons or entities, of a fee simple title 
to any Lot which is a part of the Properties, including contract 
se<llers, but excluding .those having such interest merely as security 
for the performance of an obligation. 

Section 3. "Properties" shall mean and refer to that certain 
real property.hereinbefore described, "and such additions thereto 
a~ may hereafter be brough-~within the jurisdiction of the Associa-
t1on. \ · · 

Section 4. "Common Area'' shall mean all real property (including 
the improvements thereto) owned by the Association for the common 
use and enjoyment of the owners. The Common Area to be owned 
by the Association at the time of the conveyance of the first 
lot is described as follows: 

All of Mission Viejo Subdivision, a replat of Lots 1 through 
10 and Lot' 15, El Corona Subdivision, EXCEPT 
through , as shown on the plat thereof. 

Section 5. · "Lot" shall mean and refer to any plot of land 
shown upon ariy recorded subdivision map of the Properties with 
the exception of the Common Area. 

Section 6. · "Declarant" shall mean and refer to --.----..-::-----­
' its successors and ass1gns if 

_s_u_cTh __ s_u_c_c_e_s_s __ o_r_s_·_o_r __ a~s-s~l~g-n~s~~s~h~ould acquire more than one undeveloped 
Lot from the Declarant for the purpose of development. 

ARTICLE II 

PROPERTY RIGHTS 

Section 1. OWners' Easement of Enjoyment. Every OWner s~all 
have a right and easement of enjoyment in and to all of the Common 
Area which shall be appurtenant to and shall pass with the title 
to every Lot; subject to the following provisions: 

I 

I 



(a) . The right of the Association to adopt reasonable 
rules and regulations for the use of the Common Area. 

(b) The right of the Association to suspend the voting 
rights and right to use of the common area by an Owner for. 
any period .during which any 'assessment against his Lot remains 
unpaid7·and for a period not to exceed 60 days for any infraction 
of its published rules and regulations. 

(c) ~he right of the Association, subject to the prov1s1ons 
of the Articles of Incorporation, to dedicate or transfer 
all or any·part_of the Common Area to any public agency, 
authority, or u~ility for such purposes and subject to such 
conditions as may be ag~~ed to by the· members. 

No such dedication or transfer referred to in (c) shall 
be effective unless an instrument signed by at least seventy­
five per:cent (75%) of each class of members agreeing to such 
dedication .or transfer has been recorded. 

Section .2. Delegation of Use. Any Owner may delegate, in 
accordance with the By-Laws, hi-s right of enjoyment to the Common 
Area to the members of his family, his tenants, or contract purchasers 
who reside on the property. · 

. . L' . . . 

Section 3 •. Parking Rights. OW~ership of each Lot shall 
entitle the Owner or Owners thereof to the use of two (2) automobile 
parking spaces within ~he perimeter of each Lot. 

Section 4. ·General Restrictions 

(a) Antennae. No exterior radio and/or television 
antennae shall be erected or maintained in Mission Viejo. 

(b) Insurance Rates. Nothing shall be done or kept 
in -Mission Viejo which will increase the rate of insurance 
on any Association Property without the approva·l of the Board, 
nor shall anything be done or kept in Mission Viejo which 

. }''" 

~ould result in the cancellation of insurance on any Association 
Property or which would be in violation of any law. 

(c) No Further Subdividing., No Lot may be further 
subdivided, nor may·any easement or other interest therein 
less than the whole be~~nveyed by the Owner thereof, provided, 
however, that nothing ~~ein shall be deemed to prevent or 
require the approval of ~~e Board for the transfer or sale 
of any Lot· to more than one person to be held by them as 
tenants in common or joint tenants. 

(d) . Signs. No ~i9n of any kind shall be displayed 
to the public .view without the approval of the Architectural 
Committee, except such signs as may be used by Declarant 
in connection with the development of Mission Viejo and sale 
of residences and Lots and except such signs of customary 
and reasonable dimensions as set forth by the Committee as 
may be displayed on or from a residence advertising the resi-
dence for sale or lease. All signs, except such signs as 
may be used by Declarant, shall be placed on the exterior 
of the residence parallel to the exterior wall. Any "For 
Sale" or·"For Lease" signs not more than three (3) feet-by 
two (2) feet, plain white with black block letter, shall 
not require Committee approval. 

(e) Animals. No animals of any kind shall be rai-sed, 
bred or kept, except that a reasonable number of dogs, cats 
or other household pets may be kept, provided that they are 
not kept, bred or maintained for any commercial purpose. 
A "Reasonable Number" as used in this Section shall ordinarily 
mean no more than two (2) pets per household, provided, however, 
that the ~ssociation (or the Architectural Committee or such 
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other person or entity as the Association may from time to. 
time designate) may determine that a Reasonable Number in 
any instance may be more or less. 

(f) Air Conditioning. No window air conditioning units 
shall be installed. Central air conditioning systems may 
be installed by owner at any time. Placement of condenser 
must be approved by the Architectural Committee, and the 
OWner must submit a placement drawing for approval. 

_ (g) Nuisances. No rubbish or debris of any kind shall 
be placed or permitted to accumulate upon any property within 
Mission Viejo, and no odors shall be permitted to arise there­
from so as to re~der any such property or any portion thereof 
unsanitary, unsightly, offensive or detrimental to any other 
property in the vicinity thereof or to its occupants. Without 
limiting-the generality of any of the foregoing provisions, 
no exterior speakers, horns, whistles, bells or other sound 
devices (other than security devises used exclusively for 
security ·purposes) shall be located, used or placed on any 
such property·without the prior written approval of the Board 
of Dire9tors of Mission Viejo Homeowners Association. · 

(h) Exterior Maintenance and Repair. No Improvement 
upon any. property within Mission Viejo shall be permitted 
to fall into disrepair, and each Improvement shall at all 
times be kept in good condition and repair. 

In the event an OWner of any Lot in the Properties shall 
fail to maintain th.e premises and the improvements situated 
.thereon: in ·a -manner satisfactory to the Board of Directors-; 
the Associatio11, after approval by two-thirds (2/3) vote 
of the Board of Directors, shall have the right, through 
its agents and employees, to enter upon said parcel and to 
repair,. maintain, and restore the Lot and the exterior of 

.the buildings and any other improvements erected thereon. 
The cost of such exterior maintenance shall be added to and 
become a part of the assessment to which such Lot is subject. 

/ The Association shall be responsible for the removal 
of snow and ice· from the streets and walks included within 
the Common ·Area~ Each OWner shall be ·responsible for the 
removal of snow and ice from his ~riveway and from the walks 
included.within the b~ndaries of the OWner's Lot. 

·I!·'"' 

· (i) Payment of Ut~ities. Each Owner shall be responsible 
for the'payrnent of all utilities, including gas, electricity, 
telephone,·trash removal, water and sewer which are provided 
to each owner's Lot. Said utilities shall be flat rate or 
metered,· as appropriate, and bills for each shall be sent 
to each.Lot OWner, or tenant thereof, by the utility companies 
providing said services, where feasible. 

( j) .The Association· shall landscape or plat and maintain 
in a neat and attractive condition the.Common Area. 

(k) Violation of Mission Viejo Rules. There shall 
be no violation of the Mission Viejo Rules once adopted by 
the Board after Notice and Hearing. If any OWner, his family, 
or any licensee, lessee or invitee violates the Mission Viejo 
Rules, the Board may suspend the right of such person to-
use the Association properties, under such conditions as 
the Board may specify, for a period not to exceed thirty 
(30) days for each violation. Before invoking any suspension, 
the Board shall give such person Notice and Hearing. In 
the event any OWner of any Lot shall violate any Mission 
Viejo Rule or regulation which shall result in damage to 
any part of the Common Area or Improvements thereon, the 
Board of Directors shall have the right after Notice and 
nearing to nsscss the cost of repair of such damaqes aqainst 
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the Lot of the owner or OWners responsible for such damage. 
Such assessment shall be added to and become a part of the 
Assessment,to which such Lot is subject. Notwithstanding 
anything to the contrary in this Declaration, the Board shall 
not have the power to bar any OWner from use of the Common 
Area necessary to allow the OWner free access to and·from 
his Lot, his park.ing areas, and a public way, whether as 
a pede.strian or in or upori any appropriate vehicle. 

(1) Drainage. There shall be no interference with 
the established drainage pattern over any property within 
Mission Viejo unless adequate provision is made for proper 
drainage and is approved by the Architectural Committee • 
For the purposes hereof, "Established Drainage" is defined 
as the ~rainage which exists at the time the overall grading 
of any Association Property is completed, or which is shown 
on any plans approved by the Architectural Committee. 'A 
permanen.t easement across the Common Area for drainage purposes· 
is hereby granted. 

(m) No Hazardous Activities. No. activities shall be 
conducted on any Property and no Improvements constructed 
on any pfoperty which are or might be unsafe or hazardous 
to any Person or property. 

(n) No Temporary Structures. No tent or shack or other 
temporary building, Improvement or structure shall be placed 
upon any property. 

(Q) ·Improvements and Alterations. There shall be no 
: excavation. or construction or alteration which- in any way 
alters the exterior appearance of any Improvement within 
Mission Viejo, nor removal of any Improvement in Mission 
Viejo, (other than repairs or rebuilding pursuant to Section 
4(h) ·hereof) without the prior approval of the Architectural 
Committee pursuant to' Article V hereof. 

(p). Residential Use: Rentals •. No residence shall 
be us.ed for any purpose other than single-family residential 

/purposes. No gainful occupation, profession, trade or other 
non-residential use shall be conducted on any such Residential 
Area, provided, however, that notping in this Declaration 
shall prevent. the rental or property within a Residential 
Area by the owner the~of for residential purposes, subject 
to all the provisions o\l-1ission· Viejo Restrictions. 

(q) Vehicle Stotage·and Repair. No house trailer, 
camping tr'ailer, hauling trailer, running gear or boat or 
accessories thereto, truck or pickup or van or camper van 
in excess· of thre·e-fourths ( 3/4). ton size shall be parked, 
stored, repaired, or·maintained on any. Lot or the Common 
Area. This restriction shall not apply to commercial or 
other vehicles making business or service calls or deliveries 
to the residents or OWners of the Lots or to the Association 
or to contractors within the Properties. No vehicle of any 
type shall be parked on any Lot or Common Area for the purpose 
of making any kind of repairs, other than routine maintenance 
work (e.g. engine oil change, waxing, minor engine tune-up). 

(r) Exemption of Declarant. Nothing in the Mission 
Viejo Restrictions shall limit the right of Declarant to 
complete excavation,· grading and construction of Improvements 
to any property within Mission Viejo owned by Declarant, 
or to alter the foregoing or to construct such additional 
Improvements. as Declarant deems advisable in the course of 
development of Mission Viejo so long as any Lot in Mission 
Viejo ·remains unsold, or to use any structure in Mission 
Viejo as a·model home or real estate sales or leasing office. 
Declarant need not seek or obtain Architectural Committee 
approval of any Improvement constructed or placed by Declarant 
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on any property in Mission Viejo owned by Declarant. The 
rights of Declarant he"reunder and elsewhere in these restrictions 
may be a.ssigned by Declarant. 

Sectio~- 5. . Easements. 

(a) Reciprocal Easements. The Declarant hereby reserves 
for itself and the Association, their successors and assigns, 
a right of way and easement for exterior maintenance and 
repair of all Improvements·, and the installation and continued 
operation, maintenance, repair, alteration, inspection and 
replacement of utility lines, including but not limited to, 
water lines, sewer lines, gas lines, telephone lines, television 
cable antenna lines and ~uch other utility lines and incidental 
equipment thereon, over, under and across the Common Area 
and that portion of any Lot situate between any Improvement 
and the street adjacent thereto. Declarant or Association 
shall, except in case.s of emergency, furnish to all affected 
OWners twenty-four (24) hours' notice before exercising the 
rights granted by this Article. Perpetual reciprocal easements 
f_or_ the_ afor~mentioned purposes shall exist both for the 
benefit and burden of all of the OWners. 

(b) ·Easements for Encroachments. If any portion of 
an Improvement encroaches _upon the Common Area, or .upon an 
adjoining Improvement, a valid easement· for the encroachment 
and for the maintenance of same, so long as it stands, shall 
and does exist~- If any portion of the Common Area encroaches 
u·pon an Improvement a valid easement for the encroachment 
and_for t!le maintE:)!Iance gf sam~.f so_ jong ?S it stangs, shall 
and does exist: Sucn encroachments· and-easements shall not 
be considered or determined to be encumbrances either on 
the Common Area or the Improvement. 

(c) Reservation of Easements. Declarant reserves for 
itself and the purchaser of the existing Mission Viejo property 
the use of the easements set forth in this Article II which 
are intended to and shall be for the benefit of all OWners, 
and no reference thereto need be made in any Deed, instrument 
of conveyance or any other instrument. 

(d) Easement for Utilities." Th!! Declarant hereby grants 
a right of_way and easement for utility purposes including, 
but not· limited to, w~r lines, se'lrer lines, gas lines, 
telephone lines, televis~on cable antenna lines and such 
other utility lines and incidental equipment over, under 
and across'the Common Area. Such utility easements and rights 
of way shall be binding upon the Declarant and the Association 
and their respective successors and assigns. 

. .· . 

Section 6-. Insurance. Every Owner of a Lot shall maintain 
in full force an-insurance policy, including fire and extended 
insurance coverage protection, on his unit's contents, including 
personal property, wall coverings, appliances and similar such 
possessions. · The· insurance cover.age shall be in a face amount 
equal to at least eighty percent- (80%) of the replacement value 
of such contents determined as of the effective date of the policy. 
Each OWner, or his representative, shall furnish to the Association, 
not later than thirty (30) days after the effective date or renewal 
date of any such insurance/policy, a written statement prepared 
and signed by the insurer acknowledging the amount of coverage 
in force and stipulating that all necessa·ry premiums have been 
paid for the· period of :coverage set fo_rth· in the statement. Each ./' 
OWner shall further advise his insurer to furnish the Association 
with a copy of any Notice of Termination of Coverage forwarded 
to the insured. This Section shall apply to each owner, irrespective 
of whether or not he occupies the Improvements on any Lot(s) owned 
by him. 
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ARTICLE III 

MEMBERSHIP AND VOTING RIGHTS 

Section 1. ·Every owner of a Lot which is subject to assessment 
shall be a member of the Association. Membership shall be appurtenant 
to and may not be separated from ownership of any Lot which is 
subject to a.ssessment. · 

Section 2. The Association shall have two classes of voting 
membershl.p: 

Class A· Class A members shall be all Owners, with 
the exception of the Declarant, and shall be entitled to 
one vote for each Lot owned. When more than one person holds 
an interest in any Lot,.all such persons shall be members. 
The vote.for such Lot shall be exercised as they determine, 
but in no event shall more than one vote be cast with respect 

. to any .Lot. 

Class B. The Class B membeds) shall be the Declarant 
and shall be entitled to three ( 3) votes·· for each Lot owned. 
The Class B membership shall cease and be converted to Class 
A member.ship on the happening of either of the following 
events, whichever occurs earlier: 

(a) when .the total votes outstanding 
in the Class A m~mbership·equal the total 
votes· outstanding in·. the Class B membership, 
or· 

(b) on July 1, 1995. 

ARTICLE IV 

COVENANT FOR MA+NTENANCE ASSESSMENTS 

Section 1. Creation of the Lien and Personal Obligation 
of Assessments. The Declarant, for each Lot owned within the 
Properties, hereby covenants, and each OWner of any Lot by acceptance 
of a deed therefor, whether or not it shall be so expressed in 
such deed, is deemed to covenant and aqree to pay to the Association: 
(1) annual assessments oz:,charges; and (2) special assessments 
for capital improvements, ~ch assessments to be established and 
collected as hereinafter pro~ded. The annual and special assess­
ments, together with interest~ costs, and reasonable attorney's 
fees, shall be a ·charge on the land and shall be a continuing 
lien upon the property against·which each such assessment is made. 
Each such assessment, together with interest, costs, and reasonable 
attorney's fees, shall also'be the personal obligation of the 
person who was the owner of such property at the time when the 
assessment fell due. The personal obligation for delinquent assess­
ments shall not pass to his successors in title unless expressly 
assumed by them. 

Section ·2. Purpose of Assessments. The assessments levied 
by the Association shall be used exclusively to promote the recrea­
tion, health,.safety, and welfare of the residents in the Properties 
and for the·impr<;>vement and maintenance of the Common Area. 

Section 3. Maximum Annual Assessment. Until January 1 of 
the year immediately following the conveyance of the first Lot 
to an owner, the maximum annual assessment shall be One Thousand 
Two Hundred Dollars ($1,200.00) per Lot. 

(a) From and after January 1 of the year immediately 
following the conveyance of the first Lot to an OWner, 
the maximum annual assessment may be increased each 
year not more than 5% above the maximum assessment for 
the pre.vious year without a vote of the membership. 
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(b) From._and after January 1 of the year immediately 
following the conveyance of the first Lot to an owner, · 
the maximum annual assessment may be increased above 
5% by a-vote of two-thirds (2/3)· of each class of members 
who are voting in person or by proxy, at a meeting duly 
called .for this purpose. 

(c) The Board of Directors may fix the annual 
assessment at a~ amount not in excess of the maximum. 

· Section 4. ·_ Special Assessments for Capital Improvements. 
In addition to the annual assessments authorized above, the Associa­
tion may levy, in any as·s~ssment. year, a special assessment applicable 
to that year only for the purpose of defraying, in whole or in 
part, the cost of any construction, reconstruction, repair or 
replacement of a capital improvement upon the Common Area, including/ /' 
fixtures and personal property related thereto, provided that 
any such assessment shall have the assent of two-thirds (2/3) 
of the.votes of each class of members who are voting in person 
or by_pro~r at a meeting duly called for this purpose. 

Section 5. Notice and Quorum for Any Action Authorized Under 
Sections 3 and 4. Written notice of any meeting called for the 
purpose of takJ.ng any action authorized under Section 3 or 4 shall 
be sent to all members not less than 30 days nor more than 60 
days in advance of the meeting. At the first such meeting called, 
the presence of members or of pr9xies entitled to cast sixty percent 
( 60%) of all the votes of each class of membership shall consti tute~t · 
a quorum. If the requir.ed quorum is not present, another meeting · 

.~·.may be-. called -~?Ubject to the same notice requirement, and the 
required quorum at the. subsequent meeting shall be one-half (~) 
of the required quorum at the preceding meeting. No such subsequent 
meeting shall be held more than 60 days following the preceding 
meeting. 

Section ·6. Uniform Rate of Assessment. Both annual and 
special assessments must be fixed at a unifprm rate for all Lots 
and may be co~lected on a monthly basis. 

/ 

Section 7. Date of Commencement of Annual Assessments: 
Due Dates. The annual assessments provided for herein shall commence 
as to all Lots on the first day of the month following the conveyance 
of the Common Area. The -first annual assessment shall be adjusted. 
according to ·the number of~onths remaining in the calendar year. 
The Board of Directors shall\fix the amount of the annual assessment 
against each Lot at least thirty (30) days in advance of each 
annual assessment period. Written notice of the annual assessment 
shall be sent- to every OWner subject thereto. The due dates shall 
be established by the Board of Directors. The Association shall, 
upon demand, and for a reasonable charge, furnish a certificate 
signed by an officer or the association setting forth whether 
the assessments on a specified Lot have been paid. A properly· 
executed certif.icate of the Association as to the status of assess­
ments on a lot is binding upon the Association as of the date 
of its issuance. 

Section 8-. Effect of Nonpayment of Assessments: Remedies 
of the Association. Any assessment not paid within thirty (30) 
days after the due date shall bear interest from the due date 
at the rate· of· ~2 percent per annum. · The Association may bring 
an action at .law against the OWner personally obligated to pay 
the same, or foreclose the lien against the property. No owner 
may waive or ·otherwise escape liability for the assessments provided 
for herein by non-use of the Common Area or abandonment of his 
Lot. 

Section 9. ·subordination of the Lien to Mortgages. The 
lien of the assessments provided for herein shall be subordinate 
to the lien of any first mortgage. Sale or transfer of any Lot 
shall not affect the assessment lien.. However, the sale or transfer 

/' 
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of any Lot pursuant to mortgage foreclosure or any proceeding 
in lieu thereof, shall extinguish the lien of such assessments 
as to payments which became due prior to such sale or transfer. 
No sale or transfer .shall relieve such Lot from liability for 
any assessments thereafter becoming due or from the ~ien thereof. 

ARTl;CLE V 

ARCHITECTURAL CONTROL 

No building, fence, wall or other structure shall be commenced, 
erected or maintained upon the Properties, nor shall any exterior 
addition to or change or alteration therein be made until the 
plans and specifications showing the nature, kind, shape, height, 
materials, and location of the same shall have been submitted 
to and approved in writing as to harmony of external design and 
location in relation to surrounding structures and topography 
by the Board of Directors of the Association, or by an architectural 
committee composed of three (3) or more representatives appointed 
by the Board. In the event said Board, or its designated committee, 

·fails to·approve or_disapprove.such design and location within 
thirty (30) days after said plans and specifications have been 
submitted to it, approval will not be required and this Article 
will be deemed to have been fully complied with. 

ARTICLE VI 

PARTY WALLS 

-. Sectic>n 1. ·General Rules of Law to Apply •. Each .wall .which 
is built as a part of the original construction of the homes upon 
the Properties and placed on the dividing line between the Lots 
shall constitute a party wall, and, to the extent not inconsistent 
with the provisions of the Article, the general rules of law regarding 
party walls and liability for property damage due to negligence 
or willful acts·or omissions shall apply thereto. 

Section .2.· Sharing of Repair and Maintenance. The cost 
of reasonable repair and maintenance of a party wall shall be 
shared by the Owners-who make use of the wall in proportion to 
such use. 

Section 3. Destruction by Fire or Other Casualty. If a 
party wall is destroyed or 'd_amaged by fire or other casualty, 
any Owner who has used the w~l may restore it, and if the other 
Owners thereafter make use of '~he wall, they shall contribute 
to the cost of restoration thereof in proportion to such use without 
prejudice, however, to the right of any such owners to call for 
a larger contribution·from the others under any rule of law regarding 
liability for negligent or willful acts or omissions. 

Section 4. Weatherproofing. Notwithstanding any other provJ.sJ.on 
of this Article, an owner Who by his negligent or willful act 
causes the party wall to be exposed to the elements shall bear 
the whole cost of furn;i.shing the ·necessary protection against / /' 
such elements. 

Section 5. Right to Contribution Runs With Land. 
of any Owner to contribution from any other Owner under 
shall be appurtenant to the land and shall pass to such 
successors in title. 

The right 
this Article 
Owner's 

Section 6. Arbitration. In the event of any dispute arising 
concerning a party wall, or under the provisions of this Article, 
each party shall choose one arbitrator, and such arbitrators shall 
choose one additional arbitrator7 and the decision shall be by 
a majority of all the arbitrators· •. 
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ARTICLE VII 

GENERAL PROVISIONS 

Section 1. Enforcement. The Association, or any Owner, 
shall have the right to enforce, by any proceeding at law or in 
equity, all restrictions, conditions, covenants, reservations, 
liens and charges now or hereafter imposed by the provisions of 
this Declaration. Failure by the Association or by any Owner 
to enforce any covenant or restriction herein contained shall 
in no event be deemed a waiver of the right to do so thereafter. 

Section 2.· Severability. ·Invalidation of any one of these 
covenants or restrictions by· judgment or court order shall in 
no way affect. any other provisions which· shall remain in full 
force and effect. 

Section 3. Amendment. The covenants and restrictions of 
.this DeclaratJ.on shall run with and bind the land, for a term· 
of twenty ( 20) .. years from the date this Declaration is recorded, 
after which'time they shall be autQmatically extended for successiv~ 
periods of ten.(lO) years. This Declaration may be amended during 
the first twenty (20) year period by an instrument signed by not 
less than ninety percent (90%) of the Lot Owners, and thereafter 
by an instrument signed by not less than seventy-five percent 
(75%) of the Lot Owners. Any amendment must be recorded. 

Section 4. · FHA/VA Approval. As long as there is a Class 
B membership, the following actions will require the prior approval·. 
of __ .the Federal Housing _Administration Qr the Veterans Admioistra_tion: 

·Dedication of Common Area, and amendment of this Declaration of 
Covenants, Conditions and Restrictions. 

IN WIT~ESS WHEREOF, the undersigned, being the Declarant 
herein, has hereunto set its hand and seal this day of 
_______ . __ , '1990. 

/ 

Declarant 

8~~~------------------------------Title: 

STATE OF 

COUNTY OF 

) 
) ss. 
) 

Subscribed and sworn-to before me this ___ day of 

-----------' 1990, by --------------------------

Witness my hand and.official seal. 
My commission expires: 

-9-

Notary Public 
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Grand Junction, CO 81505 
(303) 242-8968 

Ivan Wood 
3548 G Road 
Palisade, co 

Re: 

Dear Sir: 

81526 

February 8, 1990 

SUBSURFACE SOILS EXPLORATION 

Replat of El Corona Subdivision 

Grand Junction, Colorado 

Transmitted herein are the results of a Subsurface 
Exploration for the proposed 

Soils 

If you have any questions after reviewin? this report, please 
feel free to contact this office at any time. This opportunity 
to provide Geotechnical Engineering services is sincerely 
appreciated. 

Respectfully submitted, 

LINCOLN-DeVORE, INC. 

By: :;:::::=.. 

Edward M. Morris 
'Western Slope Branch Mana?er 
Grand Junction, Office 

Reviewed by: 

EMM/rl 

George D. Morris, P.E. 
Colorado Springs Office 

LDTL Job No. 72133-J 
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PROJBCT DESCRIPTION 

This report presents the results of our 

geotechnical evaluation performed to determine the general 

subsurface conditions of the site applicable to construction of 

approximately 32 single-famijy residences. A vicinity map is 

included in the Appendix of this report. 

provided 

attached 

To assist in our exploration, we were 

with a subdivision plat. The Boring Location Plan 

to this report is based on that plan provided to us. 

We understand that the proposed struct-

ures will be one or two story. wood-framed structures with 

the possibility of full basements and concrete floor slabs on 

grade. Lincoln DeVore has not seen a full set of building plans, 

but structures of this type typically develop wall loads on the 

order of 1000 to 2500 plf and column loads on the order of 5 to 

15 kips. 

The characteristics of the subsurface 

materials encountered were evaluated with regard to the type of 

construction described above. Recommendations are included here­

in to match the described construction to the soil characteris­

tics found. The information contained herein may or may not be 

valid for other purposes. If the proposed site use is changed or 

types of construction proposed, other than noted herein, Lincoln 

DeVore should be contacted to determine if the information in 

this report can be used for the new construction without further 
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field evaluations. 

PROJECT SCOPE 

The purpose of our exploration was to 

evaluate the surface and subsurface soil and geologic conditions 

of the site and, based on the conditions encountered, to provi·de 

recommendations pertainin~ to the geotechnical aspects of the 

site development as previ~usly described. The conclusions and. 

recommendations included herein are based on an analysis of the 

data obtained from our field explorations, laboratory testing 

program, and on our experience with similiar soil and geologic 

conditions in the area. 

The scope of our geotechnical explora-

tion consisted of a surface reconnaissance, a geophoto study, 

subsurface exploration, obtaining representative samples, labora-

tory testing, analysis of field and laboratory data, and a review 

of geologic literature. 

is to: 

1. 

2. 

3. 

4. 

5. 

Specifically, the intent of this study 

Explore the subsurface conditions to the depth expected 
to be influenced by the proposed construction. 

Evaluate by laboratory and field tests the general 
engineering properties of the various strata which 
could influence the development. 

Define the general geology of the site including likely 
geologic hazards which could have an effect on site 
development. 

Develop geotechnical criteria for site grading and 
earthwork. 

Identify potential construcion difficulties and provide 
recommendations concerning these problems. 

2 

I 

I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

6. Recommend an appropriate foundation system for the 
anticipated structure and develop criteria for 
foundation design. 

FIELD EXPLORATION AND LABORATORY TESTING 

A field 8Valuation was performed on 

January 23t 1990t and consisted of a site reconnaissance by our 

geotechnical personnel and the drilling of six shallow 

exploration borings. These shallow exploration borings were 

drilled within the proposed building near the locations indicated 

on the Boring Location Plan. The six shallow exploration borings 

were located to obtain a reasonably good profile of the 

subsurface soil conditions. All exploration borings were drilled 

using a CME 45-B, truck mounted drill rig with continuous flight 

auger to depths of approximately twenty feet. Samples were 

taken with a standard split spoon sampler, .thin-walled Shelby 

Tubes and by bulk methods. Logs describing the subsurface 

conditions are presented in the attached figures. 

Laboratory tests were performed on 

representative soil samples to determine their relative 

engineering properties. Tests were performed in accordance with 

test methods of the American Society for Testing and Materials or 

other accepted standards. The results of our laboratory tests 

are included in this report. The in-place moisture content and 

the standard penetration test values are presented on the 

attached drilling logs. 
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SITE DESCRIPTION 

Northeast Quarter of 

The project 

the Northeast 

site is 

Quarter 

located in 

of Section 

the 

1 2, 

Township One South, Range One West of the Ute Principal Meridian, 

Mesa County, Colorado. More specifically the site is located in 

the general area of Grand Jt.i'nction known as Mantey Heights and is 

bounded on the North by Patterson Road and on the East by 

Mount View Drive. 

The topography of the site is fairly 

flat with a slight overall gradient to the North. The exact 

direction of surface runoff on this site will be controlled by 

the proposed construction and therefore will be variable. In 

general, surface runoff is expected to travel to the north, 

and be intercepted by the storm-drain works ~n Patterson Road, 

eventually entering the Colorado River. Surface and subsurface 

drainage on this site would be described as poor. 

GENERAL GEOLOGY AND SUBSURFACE DESCRIPTION 

The geologic materials encountered under 

the site consist of a thin to thick cover of low density debris 

fan derived soils which overlay the formational Mancos Shale. The 

geologic and engineering properties of the materials found in our 

six shallow exploration borings will be discussed in the 

following sections. 

The debris fan materials which comprise 

the surface materials on this site are derived from the 
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B9okcliffs to the North of the Grand Junction area. These 

deposits are thickest in the east and northeast portion of the 

site With .depths ranging from 16 feet in the vicinity of Test 

Hole No. 1 to five an one half feet in the vicinity of Test Hole 

No. 3. The west portion of the subdivision contains a very thin 

amount of this debris fan soil. These upper soils tend grade 

into the weathered clays of the underlying Mancos Shale. 

Differentiating the debris lan materials from the soils derived 

from in-place weathering of the Mancos Shale can be very 

difficult as much of the debris fan materials is derived from the 

Mancos Shale portion of the Bookcliffs formation to the north of 

Grand Junction. 

The Mancos Shale is described as a thin-

bedded, drab, light to dark gray marine shale, with thinly inter-

bedded fine grain sandstone and limestone layers. Some portions 

of the Mancos Shale are bentonitic, and therefore, are highly 

expansive. The majority of the shale, however, has only a moder­

ate expansion potential. Formational shale was encountered in 

Test Boring No. 1, 2, and 3 at depths of five and one half to 

sixteen feet and at Test Borings 4, 5, and 6 at depths of two to 

two and one half feet. It is anticipated that this formational 

shale on the west side of the subdivision will affect the 

construction and the performance of the foundations on the site. 

The presence of the formational shales on the east portion of the 

subdivision may or may not effect the proposed construction, 

depending upon the final grade elevations of the lowest portion 

of the structures and the actual foundation systems which are 

utilized. 
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The boring logs and related information 

show sub~urface conditions at the date and location of this 

exploration. Soil conditions may differ at locations other than 

those of the exploratory borings. If the structure is moved any 

appreciable distance from the locations of the borings, the soil 

conditions may not be the same as those reported here. The 

passage of time may alscr!esult in a change in the soil condi­

tions at the boring locations. 

The lines defining the change between 

soil types or rock materials on the attached boring logs and soil 

profiles are determined by interpolation and therefore are 

approximations. The transition between soil types may be abrupt 

or may be gradual. 

Soil Type No. I is derived from the 

debris fan deposits which originate in the Bookcliffs to the 

north of Grand Junction. 

This Soil Type was classified as a silty 

clay (CL) under the Unified Classification System. This 

material is of low plasticity, of low to moderate permeability, 

and was encountered in a low density, very moist to wet 

condition. It undergoes mild expansion with the entry of small 

amounts of moisture, but will undergo long-term consolidation 

upon the addition of larger amounts of moisture. This soil will 

settle after being loaded. The maximum allowable bearing 

capacity for this soil was found to be 900 psf, with 200 

minimum dead load pressure required. The finer grained portion of 

Soil Type No. I contains sulfates in detrimental quantities. 
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Soil Type No. II represents the 

weathered and sli~htly weathere~ portions of the Mancos Shale 

Formation. The Mancos Shale Formation is considered to be 

bedrock in this area. 

This soil type was classified as a 

low plastic silty clay (CLl under the Unified Classification 

System. The Standard Penetration Tests ran~ed from 22 blows per 

foot to over 50 blows pe"r foot. Penetration tests of this 

magnitude indicate that the soil is of high density. The moisture 

content varied from 6.1 to 10.6 percent, indicating a relatively 

dry soil. This soil is plastic and is sensitive to changes in 

moisture content. With decrease:l moisture. it will tend to 

shrink, with some cracking upon dessication. Upon increasing 

moisture, it will tend to expand. Expansion tests were performed 

on typical samples of the soil and expansive pressures on the 

order of 700 to 1900 ps£ were fo~nd to •be typical. This 

allowable maximum bearing value was found to be on the order of 

3200 psf to in excess of 6000 ps£. A minimum dead load of 1000 

to 2200 psf will be required. The areas of lower bearing 

capacity were encountered in the wetter, very weathered portions 

of the Mancos Shale in the northeast portion of the tract. 

Unless a deep foundation of either drilled piers or driven piles 

is utilized, the lower bearing capacities of the Mancos Shale in 

this area probably will not effect the desi~n of foundations. 
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The up~er alluvial soils of Soil Type 

No. I, particularly in the northeast portion of the tract in the 

vicinities .of Test Holes No.s 1 and 2 was not found to be highly 

suse~tible to hydrocompaction or soil collapse. It must be noted 

how~ver, that.the soil types in the Grand Junction area have been 

identified as being metastable and it is recommended that 

precautions be taken which would assume that some amount of soil 

collapse is potentially present on this site. 

A metastable soil is defined as an 

unsaturated soil that undergoes a radical rearrangement of 

particles and loss of volume upon wetting, with or without 

additional loading. The addition of moisture by illY means 

whatever, will weaken the internal cohesion of the soil and 

saturation may destroy it until the granular structure is 

rearranged and a new stability achieved. Considerable settlement 

may take place before the internal structure is stabilized. 

Variable, deep wetting is the most serious settlement condition, 

since this causes uneven settlements. Protection from the 

addition of water. both surface and subsurface, is very important 

to maintaining stability in this soil. 

Metastable soils isubject to internal 

collapse) must be kept at approximately the existing moisture 

content to avoid undue settlement. No water can be allowed to 

enter metastable soils, nor can the water table be allowed to 

rise in such soils. Allowing water to stand or pond in locations 

which allow it to infiltrate the soils beneath the building is 

not recommended. Sources of underground water should be fully 

investigated by a hydrologic engineer. If a water source exists 
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which is uncontrollable by virtue of being on the property of 

others, water will enter the soil and excess settlement must be 

anticipated. An underground water analysis of this type is beyond 

the scope of this report. 

GROUND WATBR: 

No free water surface was encountered irt 

any of the test borings to the depths drilled. However, very wet 

conditions were encountered in Test Boring No. 1. In our opinion 

this wet condition is the result of seepage from irrigation 

ditches and from irrigation practices in the vicinity. Due to 

the high moisture conditions encountered, it is recommended that 

basement or half basement foundations be used on only when 

precautions are taken for possible saturated conditions during 

some portions of the year. It is recommended that all floor 

slabs be constructed over a capillary brea~ and vapor barrier. 

Because of capillary rise, the soil zone 

within a few feet above a seasonal water level may be quite wet. 

Pumping and rutting may occur during the excavation process, 

particularly if the bottom of the foundations are near the 

capillary fringe. Pumping is a temporary, quick condition caused 

by vibration of excavating equipment on the site. If pumping 

occurs, it can often be stopped by removal of the equipment and 

greater care exercised in the excavation process. In other 

cases, geotextile fabric layers can be designed or cobble sized 

material can be introduced into the bottom of the excavation and 

worked into the soft soils. Such a geotextile or cobble raft is 

designed to stabilize the bottom of the excavation and to provide 
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a firm base for equipment. 

Data presented in this report concerning 

ground water levels are representative of those levels at the 

time of our field exploration. Groundwater levels are subject to 

change seasonally or by changed environmental conditions. Quanti-

tative information concerning rates of flow into excavations or 

pumping capacities neces~ary to dewater excavations is not i~c­

luded and is beyond the scope of this report. If this information 

is desired, permeability and field pumping tests will be required 

during the portions of the year when free water is encountered in 

the soils of this area. 

GBNBRAL DISCUSSION 

No qeoloqic conditions were - - ~, 

during our reconnaissance which would preclude the site 

apparent 

develop-

ment as planned, provided the recommendations contained herein 

are fully complied with. Based on our investigation to date and 

the knowledge of the proposed construction, the site condition 

which would have the greatest effect on the planned development 

is the expansive clays of the Mancos Shale formation and the low 

density debris fan soils encountered in the northeast portion of 

this site. 

Since the exact magnitude and nature of 

the foundation loads are not precisely known at the present time, 

the following recommendations must be somewhat general in nature. 

Any special loads or unusual design conditions should be reported 

10 

I 

I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

to Lincoln DeVore so that changes in these recommendations may be 

made, if necessary. However, based upon our analysis of the 

soil conditions and project characteristics previously outlined, 

the following recommendations are made. 

OPEN FOUNDATION OBSERVATION 

Since the recommendations in this 

report are based on information obtained through random borings, 

it is possible that the su~~urface materials between the boring 

points could vary. Therefore, prior to placing forms or pouring 

~oncrete, an open excavation observation should be performed by 

representatives of Lincoln DeVore. The purpose of this observa­

tion is to determine if the subsurface soils directly below the 

proposed foundations are similiar to those encountered in our 

exploration borings. If the materials below the proposed founda-

tions differ from those encountered, or in our opinion, are not 

capable of supporting the applied loads, add~tional recommenda-

tions could be provided at that time. 

DRAINAGE AND GRADIINT: 

Adequate site drainage should be provid­

ed in the foundation areas both during and after construction to 

prevent the pending of water and the saturation of the subsurface 

soils. We recommend that the ground surface around the structures 

be graded so that surface water will be carried quickly away from 

the buildings. The minimum gradient within 10 feet of the 

buildings will depend on surface landscaping. We recommend that 

paved areas maintain a minimum gradient of 2%, and that 

landscaped areas maintain a minimum gradient of 8%. It is further 

recommended that roof drain downspouts be carried across all 
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backfilled areas and discharged at least 10 feet away from the 

structures. Planters. if any, shoul1 be so constructed that 

moisture is not allowed to seep into foundation areas or beneath 

slabs or pave,ments. 

We recommend that perimeter drains be 

placed around the exterior walls of the structures at foundation 

level or below. Drain of ~this type include a perforated pipe 

and an adequate gravel collector, the whole being wrapped in a 

geotextile filter fabric. We recommend that the discharge pipe 

for these drains be given a free gravity outlet to exit at ground 

surfaces. If daylight· cannot be obtained. we recommend that 

sealed sump and pumps be used to discharge the seepage. Under no 

circumstances shall a dry welt·· be used on thess sites. 

The existing 1rainage on these sites must 

either be maintained carefully or improved. We recommend that 

water be drained away from structures as rapidly as possible and 

not be allowed to stand or pond near the buildings. We recommend 

that water removed from one building not be directed onto the 

backfill areas of adjacent buildings. We recommend that a hydrol-

ogist or drainage engineer experienced in this area be retained 

to complete a drainage plan for these sites. 

To give the buil1ings extra lateral sta­

bility and to aid in the rapidity of runoff, it is recommended 

that all backfill around the buildings and in utility trenches in 

the vicinity of the buil~inas be compacted to a minimum of 85% of 

its maximum Proctor dry density, ASTM D 598. The native soils on 

these sites may be used for such backfill. We recommend that all 
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backfill be compacted using mechanical methods. No water flooding 

techniques of ahy type may be used in placement of fill on these 

sites. 

Should an automatic lawn irrigation 

system be used on these sites, we recommend that the sprinkler 

heads be installed a minimum of 5 feet from the buildings. ·rn 

addition. these heads should be adjusted so that spray from the 

system does not fall onto the walls of the building and that such 

water does not excessively wet the backfill soils. 

fQJ.lti.OAilQtiS 

We recommend the use of a conventional 

shallow foundation system consisting of continuous spread foot­

ings beneath all bearing walls and isolated spread footings 

beneath all columns and other points of concentrated load. Such 

a shallow fc~~ja:~~~ s~s:~=. =es::=~ :~e ~a~cos Shale 

formation over the maiority oi the tract and the debris flow 

soils on the east portion of the tract, may be designed on the 

basis of an allowable bearing capacity of 4800 ps£ for the shales 

and 900 psf for the debris flow soils. A minimum dead load of 

2200 psf must be maintained for all foundations which are founded 

within five feet of the Mancos Shale formation. Contact stresses 

beneath all continuous walls should be balanced to within + or 

150 psf more than the average used to balance the continuous 

walls at all points. Isolated interior column footings should be 

designed for contact stresses of about 150 psf less than the 

average used to balance the continuous walls. The criterion for 
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balancing will depend somewhat upon the nature of the structure. 

Single-story, slab on ?rade structures may be balanced on the 

basis of dead load only. Multi-story structures may be balanced 

on the basis of dead load plus l/2 live load. for up to 3 

stories. 

It should be noted that the term 

"footings· as used above incl\ldes the wall on grade or ·no 

footing" type of foundation 'system. On this particular site, the 

use of a more conventional footing. the use of a no footing·. or 

the use of voids will depend entirely upon the foundation loads 

exerted by the structure. We would anticipate the use of a no-

footing with voids on the portions of the tract with the Mancos 

Shale formation at shallow depths. A footing and stemwall type 

of foundation system is anticipated in the northeast portion of 

the tract which is underlain by the thicker debris fan depsit. 

Stem walls for a shallow foundation 

system should be designed as grade beams capable of spannin? at 

least 14 feet. These grade beams should be horizontally 

reinforced both near the top and near the bottom. The horizontal 

reinforcement required should be placed continuously around the 

structure with no gaps or breaks. A foundation system designed 

in this manner should provide a rather rigid system and, there­

fore, be better able to tolerate differential movements 

iated with either the expansive properties of the Mancos 

or minor differential settlement of the debris fan soils. 

as soc­

Shale 

We recommend that the bottom of all 

foundation components rest a minimum of two feet below finished 

grade or as required by the local building codes. Foundation 
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components must not be placed on frozen soils. 

Slabs could be placed directly on the 

natural soils or on a structural fill. We recommend that all 

slabs on grade be constructed to act independently of the other 

structural portions of the bUilding. One method of allowing the 

slabs to float freely is to use expansion material at the slab-

structure interface. 

Any partitions which will be located on 

slabs on grade should be constructed with a minimum space of 2 

inches at the bottom of the wall. This space should allow for 

any future potential upward movement of the floor slabs and 

minimize damage to the walls and roof sections above the slabs. 

The magnitu1e of expansion measured of 

the soils on this site is such that floor slab movement should be 

expected if slab on grade construction is used. If this is a 

basement or multi-level type construction, stairways between 

floors should not be constructed as a rigid connnection but 

should allow for vertical movement of the floor slab. No known 

method of construction will prevent all future slab movement. If 

the builder and future owners are willing to risk the possibility 

of some damage due to concrete slab movement, the recommendations 

herein should be carefully followed and can help minimize such 

damage. Any subsequent owners should be advised of the soil 

conditions and advised ~a maintain the surface and subsurface 

drainage, framing of partitions above floor slabs, dry wall and 
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finish work above floor slabs, etc. 

The first alternative is to dispense 

with slab-on-grade construction and use a structural floor 

system. A structural floor system may be either a structural 

reinforced concrete slab or a structural wood floor system 

suspended with floor joists. Each sys~em would utilize a crawl 

space. This alternative wq_uld substantially reduce a potential 

for post construction slab difficulties due to the expansive 

properties of the Mancos Shale. 

The second alternative is to install a 

three foot 'buffer zone· of non-expansive, granular soil beneath 

the slab. This would mitigate the potential for slab movement; 

however, some potential for movment still exists. Should this 

alternative be selected, we would recommend that the following 

be performed: 

1. Non-expansive granular soils should be selected for the 
"buffer zone· The granular soils should contain less 
than 20% of the material, by dry weight, passing the 
U.S. No. 200 Sieve. We recommend that the geotechnical 
engineer be contacted to examine the soils when they are 
selected, to substantiate that they comply with the re­
commendations. 

2. The perimeter drain for the structures should be located 
at the elevation egual to or deeper than the "buffer 
zone". This is to reduce the potential for a 'bathtub·· 
effect· which may cause the slab to heave. The 
"bathtub effect· is created when water is allowed to 
seep into the buffer zone· and then becomes trapped 
since the underlying clay soils have a much lower perme­
ability rate than the buffer zone material. Therefore, 
water may accumulate in the buffer :one and subsequent­
ly wet the clay soils an6 cause them to expand. 

3. All the non-bearing partitions which will be located on 
the slabs should be constructed with a minimum 2 inches 
of void space at the bottom of the wall. This space 
would allow for the future upward movement of the floor 
slabs and minimize jamaae to walls and roof sections 
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above the s l a b s . The s p a c e m a y r e q u i r e r e b u i l d i n g a f t e r 
a period of time. since heaving produced by the soils 
may exceed 2 inches. 

4. We recommend that all slabs being placed on the 'buffer 
zone· be constructed to act independently of the other 
structural! portions of the building. One method of 
allowing the slabs to float freely is to use expansion 
material at the slab-structure interface. Control 
joints should be placed 20 feet on center in each 
direction. These control joints should control the 
cracking of the slab should the under-lying soils com~ 
in contact with water. 

If the slab is to be placed directly 

on the expansive soils or on a thin fill overlying these soils, 

the risk of slab movement is high and stringent mitigation 

techniques are recommende~. No design method known at this time 

will prevent slab movement should moisture enter the expansive 

soils below. Therefore, to mitigate the effects of slab movement 

should they occur, we recommend the following: 

1. Control joints should be placed in such a manner that no 
floor area exceeding 400 square feet remains without a 
joint. Additional joints should be placed at columns and 
at inside corners. These control joi~ts should minimize 
cracking associated with expansive soils by controlling 
location and direction of cracks. 

2. We recommend that all slabs on grade be isolated from 
structural members of the building. This is generally 
accomplished by an expansion ioint at the floor slab 1 
foundation interface. In addition, positive separation 
should be maintained between the slab and all interior 
columns, pipes and mechanical systems extending through 
the slab. 

3. The slab subgrade shouli be kept moist 3 to 4 days prior 
to placing the slab. This is done by periodically 
sprinkling the subgra1e with water. However, under no 
circumstances should the subgrade be kept wet by the 
flooding or ponding water. 

4. Any partitions which will rest on the slabs on grade 
should be constructed with a minimum void space of 2 
inches at the bottom of the wall :s~e figure in the 
Appendixl. This base should allow for future upward 
movement of the floor slabs and minimize movement and 
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damage in ~ails and floors above the slabs. This void 
may require rebuilj~ng after a perioj oi time. shoulj 
heave exceed 2 inches. 

1' he .=t ,: t i -.- e s .::. i l p r e s 3 11 r '"" i. or the j e s i g n 

pressure of 53 ccunds c~r c~bic foot. - - -~ The active pressure 

should be used for retaining str~ct~res which are free to move at 

the top :unrestrained ~alls . Fer earth ret~ining structures 

which are fixe~ at the top, such as basement walls, an equivalent 

fluid pressure of 6a pounds per cubic foot may be used. It 

should be noted that the above values should be modifiej to take 

into account any surchar?e ioajs, sloping backfill or other 

externally applied forces. The above equivalent fluid pressures 

should also be modified for ~he effect or free ~ater, if any. 

The passive pressure for resistance to 

lateral movement may be considered to ce 153 pcf per foot of 

:iepth. The coefficient c.r friction for concrete to soil may be 

assumed to be 0.16 icr :esistan~e ~~ lateral movement. When 

combining frictional anj passive resistance. the latter must be 

re:L1ce:l by approximately u ). 

behind retaining walls is 

considered critical. Ii the backfill behini the wall is not well 

drained, hyjrostatic pressures are allowej to build up and 

lateral earth pressures will be consijerably increase1. There-

fore, we recommend a vertical jrain be installej behind any 

impermeable retaining walls. Because of the 1ifficulty in place-
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ment of a gravel drain, we recommend the use of a composite 

drainage mat similar to Enkadrain or Miradrain. An outfall must 

be provided for this drain. 

Since groundwater in the Mantey Heights 

area typically contains sulfates in quantities detrimental to a 

Type I cement, a Type II c~~ent is recommended for all concrete 

which is in contact with the subsurface soils and bedrock. 

Calcuim chloride should not be adde1 to a Type II cement under 

any circumstances. 

.L.lMl!AllQtiS 

This report is issued with the under-

standing that it is the responsibility of the owner, or his 

representative to ensure that the information and recommendations 

contained herein are brought to the attention ~f the architect 

and engineer for the project, and are incorporated into the 

plans. In addition, it is his responsibility that the necessarv 
~ -

steps are taken to see that the contractor and his sub-

contractors carry out these recommendations during construction. 

The findings of this report are valid as 

of the present date. However, changes in the conditions of a 

property can occur with the passage of time, whether they be 

due to natural processes or the works of man on this or adjacent 

properties. In addition, changes in acceptable or appropriate 

standards may occur or may result from legislation or the 

broadening of engineering knowledge. Accordingly, the findings 

of this report may be invalid, wholly or partially, by changes 

l 9 

I 

I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

outside our control. Therefore, this report is subject to review 

and should not be relied upon after a period of 3 years. 

The recommendations of this report 

pertain only to the site investigated and are based on the 

assumption that the soil conditions 1o not deviate from those 

described in this report. If any variations or undesirable 

conditions are encounterej·durinq construction or the proposed 
~" . 

construction will differ from that planned on the day of this 

report, Lincoln DeVore should be notified so that supplemental 

recommendations can be provided, if appropriate. 

Lincoln DeVore makes no warranty, either 

expressed or implied, as to the findings, recommendations, 

specifications or professional advice, except that they were 

prepared in accordance with generally accepted professional 

engineering practice in the field of geotechnical engineering. 

It is extremely important, due to the 

nature of data obtained by the random sampling of such a 

heterogeneous materia: as ~u~ •. that w~ be informed of any 

changes in the subsurface conditions observed during construction 

from those outlined in the body of this report. Construction 

personnel should be made familiar with the contents of this 

report and instructed to relate any differences immediately, if 

I encountered. Caution: Failure to follow these recommendations 

I 
will void part or all of the recommendations contained in this 

report. 

I 
I 
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SOILS DESCAIPTIONS: ROCK DESCRIPTIONS: 
~::::t::..., J1Ki. 0£$C81Pt/ON 

:.:. t•. 

i' ::: : . : ·~ 

dl' 
I 

I I 
I 

.. 

--Topsoil 

---Man-made !="ill 

GW 

GP 

GM 

GC 

sw 

SP 

SM 

sc 

ML 

CL 

OL 

MH 

CH 

OH 

Well-graded Grovel 

Poorly-graded Grovel 

Silty Grovel 

Clayey Grovel 

Well-graded Sand 

Poorly-graded Sand 

Silty Sand 

Clayey Sand 

Low-plasticity Silt 

Low-plasticity Cloy 

Low-plasticity Organic 
Silt and Cloy 

High-plasticity Silt 

High-plasticity Cloy 

Htgh- plasticity 
Organic Cloy I 

Pt Peat I 

SANDSTONE 

SILTSTONE 

SHf~LE 

CLAYSTONE 

COAL 

UMESTONE 

QOLOMITE 

MARL STONE 

GYPSUM 

DiORITIC ROCKS 

GABBRO 

b:~-:·j f-(HYCLITE 
1*,.::.~--=H] 
i -~·:;'~L .. l t;NOESITE 
1-r'""~;::~ 
~*fitt·H 

Rocks 

GW/GM Well- graded Gra•Jel,ll 

tH:ili:ili' I Ot\SAI_ T 
~~I> 
l;.:z:: TUFF a ASH FLOWS 
I' '1.'>·,4

·· "I 
r;';'.,.~~ Silty 

GW/GC Well-graded Grovel, 
Clayey 

~~~o.~~~-1 
~-f'tl BRECCIA a Other Volcanics 

I '"~ GP/GM Poorly- graded Grovel, , '2 .", I Qti.E:r Igneous Rocks 
Silty ~ v '' 1 

11
• •• - ~~j~~-~C~.PHIC RO(~ 

GP/GC Poorly--graded Gravel,! ,,-:'=-;{~ · GNEISS 
Cl e /rJft'. ay Y , ,~-·"'~-::1 

GM/GC Silty Grovel, I ';(§?;:}! SCHIST 
Clayey I L".;:::!:_.[...; 

GC/GM Clayey Gravel, ~~~~~ PHYLLITE 
Silty ~- !j 

&N/SM Well- graded Sand, 
Silty 

&N/SC .W.ell- graded Sand, 
Ctayey 

SP/SM Poorly-graded Sand, 
Silty 

SF¥SC Poorly- graded Sand, 
Clayey · 

SM/SC Silty ·sand, Clayey 

SCISM Clayey Sand, Silty 

CL!ML Silty Cloy 

SLATE 

MET AQUARTZITE 

MARBLE 

HORNFELS 

SERPENTINE 

Other Metamorphic Rocks 

L, LINCOLN COLORADO' Colorado Sprlnt;~a, Pueblo, 
DeVORE Glenwood "'-'i""s Montrose Gunnison 

TESTING ~ ... _, • ' • ' 
.__ ______________ ...J..:L=AB<;JRATORY Grand Junction.- WYO.- Rock SprtnQI 

SYtv~..~OLS 8 NOTES: 
~ O£Sf81PVON 

Free 

9/12 Standard penetration drive 
Numbers indicate 9 blows to drive 
the spoon 12" into ground. 

ST 2-1/2" Shelby thin wolf sample 

W0 Natural Moisture Content 

Wx Weathered Material 

water Free water table 

YONatural dry density 

T.B.- Disturbed Bulk Sample 

® Soil type related to samples 
in report 

15' Wx Top of formation 
--rorm. 

~Test Boring Location 

l:z:l Test Pit Location 

1---zk-t Seismic or Resistivity Station. 
Lineation indicates approx. 
length e. orientation of spread 
( S = Seismic , R= Resistivity) 

Standard Penetration Drives are mode 
by driving a standard 1.4 • split spoon 
sampler into the ground by dropping a 
140 lb. weight 30". ASTM test 
des. 0-1586. 

Samples may be bulk , standard split 
spo:Jn (both disturbed) or 2-Y2" I. D. 
thin wall ( 11undist•Jrbed 11

) Shelby tube 
samples. See log for type. 

The boring logs show subsurface conditions . 
at the dotes and lccations shown ,and it is 
not warranted that they ore representative 
of subsurface conditions at other locations 
and times. 

EXPLANATION OF BOREHOLE LOGS 
AND LOCATION DIAGRAMS 
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0 w u ~ .... 

Ll. 1--uz ~ w ...... a:t-~ w ELEVATION: ~ ~ :::J ~ :::J Z 
::r: 0 ~ 1-CI) t-- t-W 
...... w- -CI) cnt-
0: I :1 zcn CI)Z 0 ~ 
~'J_!~~,~l-~-----------0-E~S~C __ R_I~P_T_I~ON ________________ ~-~-·-~-· t-~--~-t2--~u 

() M-t+N /c. - Cl~tyoey 'n>P.StJ tt. 

/...ow HtJitrV~I.! - ~w PENftTY 

CIJMP/f..SSS/6.1£ $'/J."tY UAY.s 
1 

Le.w Pl•u"t/C_ 
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~QU!ZMrNt; /'<1111.1'NI~ {)Ji6f?Jf Fiql{ 

/...tJifl Ol!iHSI"ty, 5'1t.ry 4-A'f, 5TR.It'rtr:te.o 

M•tst-, fVJ.F~ 4:JHPRPdl61-£ 
l 

1-tJ,., PLAmc. 1 Ps.DJs f=AH/ALLJ)Vt-fl-

-+--~-t-!r;A- MANt41 SH-4J.E FIIR.HJt.iiiJI'( 

.SIL'rY, M4tlr, M6PtVH 06t{S!Tf 
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No F/l£6 IM41E.( IN e~PUJMT!d}( Bt~JtiNt:--

1-.J."S-Jo 

/1JM!8U 5A'111Mrw 5tJJJ.S OvR.tNfr futGA-rtoN 
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SUMMARY SHEET 

Soil Stsmple. £4u.•tvt& St~ cl•y CCI-) 
" 

Test No. lJIJ3\[ 

Loeatioh . W4ti"Mid.r.Q .. H~lf.TS'(_ !bY lltlt.'CS. - Oute _;. ... z.-t.a 
Borinr. No. f:. Depth 
Samp e No. 

,3: 
Test by . D~~ 

. 

Natural Wdter .Content (w) Z.8 _% 
Specific: Gravity (Gs} - In Place Density (To) La£8. • pc:f 

SIEVE ANALYSIS: 

Sieve 1\lo. % Passing Plastic Limit P .L ::J.I'- I o/o 

1 1/2'1 
Liquid Limit L. l. l!l .. 2 % 
Plasticity Index P.l. l.c 2 % 

1 .. Shrinkage limit % 
3/4" Flow Index 
1/.2" Shrinkage Ratio % 
4 Volumetric Change % 
10 1120 Lineal Shrinkage % 
20 9.1:.-l.. -
40 8.1:.-3. 
100 .r~z 
200 4/J .. ..,_ MOIS fURE DENSITY: ASTM METHOD 

Optimum lvbisture Content - wo % 
!v\oximum Dry Density -Td pcf 
Culifornlo Bearing Ratio (av) _% 
Swell· Day~ % 

HYDROMETER ANALYSIS: 
Swell against_psf Wo gain % 

" 

Grain size (mm) % BEARING: 

"'"" IS:.S Housel Penetrometer {ov) .lc?IJ - .psf . ""r ~-~. Unconfined Compre!,sion (qu) psf 
Plate 8e(lring: psf 
Inches Settlement 
Con so I idation % under psf 

---------
-

PERMEABILITY: 
~-------

K (at 20°() 
Void Ratio 

Sulfates ~OM1- ppm. 

-· 
SOIL ANALYSIS LINCOLN-DeVORE TESTING LABORATORY 

COLORADO SPRINGS, COLORADO 
-------·--·-- -
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SUMMARY SHEET -

Soil Sample Mtwozs S'JtAb• (O) Test No. ~JJ.1\[ 
" 

Location ~'IT" ltk,D. - H ~71.11!iY ti€t(illa Dute ~ -z- 2.d. 
Borinf. No. l. Depth I. 
Samp e No. -:rr.· Test by fl.O.S. 

Natural Water Content (w) Z:2. o/o 
Specific Gravity (Gs) In Place Density ~o) pcf 

SIEVE ANALYSIS: 

Sieve No. %Passing Plastic Limit P. L. l2.Z % 

1 1~11 
liquid Limit L. L. .u~ % 
Plasticity Index P .I. M-z % 

1" Shrinkage Limit % 
3/4" Flow Index 
1~" /()Q,(IQ Shrinkage Ratio % 
4 9,-S' Volumetric Change % 
io ?8,), Lineal Shrinkage % 
20 1.t4"" 
40 1.1:. ·l.. 
100 IJ~l 
200 lirA MOISTURE DENSITY: ASTM METHOD 

Optimum fvoisture Content - wo % 
t-Aaximum Dry Density -Td pcf 
California Bearing Ratio (av) % 
Swell· I Days d .. §: % 

HYDROMETER ANALYSIS: 
Swell again~t.LSH_psf Wo gain AtJ.t % 

Grain size (mm) % BEARING: 

:en. 4-7.-1 Housel Penetrometer (av) ff90 psf 
·19£ 2=7.,5" Unconfined Compression (qu} psf 

Plate Bearing: psf 
Inches Settlement 
Consolidation % under psf 

PERMEABILITY: 

K (at 200C) 
Void Ratio 

Sulfates ~0110+ ppm. 

-
SOIL ANALYSIS LINCOLN-DeVORE TESTING LABORATORY 

COLORADO SPRINGS, COLORADO 

I 

I 



March 1, 1990 

Wayne H. Lizer, P.E., P.L.S. 
W.H. Lizer & Associates 
576 25 Road, Unit #8 
Grand Junction, CO 81505 

Dear Wayne, 

RE: Mission Viejo Plan Review 

I have reviewed the street and drainage plans and calculations for Mission Viejo 
development and have the following comments: 

A. Show the following information on the street plan and profile sheet: 

1. The sizes, elevations and type of pipes to be installed into and out of the 
detention basin. 

" 2. In the title block show the subdivision name and drawing description. 

3. Label the back of walk and ground lines on the street profile. 

4. Show which direction the typical street section is shown. 

5. Show the street right-of-way width. 

6. Label the control line, centerline, survey line or monument line appropriately 
and show 100' stations along the line. 

7. At station 0+74 show city standard inlet frame and grate with curb opening. 

8. Show the street pavement section (can be shown on typical section). Pavement 
should be placed in two lifts. 

I 

I 



Mission Viejo 
Page 2 
March 1, 1990 

B. Show the following information on the Utility Composite and Drainage Plan. 

1. Drainage pipe sizes and type at detention basin. 

2. Type of water and sewer pipe if known. 

3. Proposed irrigation lines if known. 

4. Extension of sidewalks at Patterson Road. 

5. Show stationing of water and sewer service lines on record drawings. 

I would also recommend that sewer depth be checked to make sure sewer services do not 
conflict with water main. 

Mter making the above revisions and additions, you may consider the street and drainage 
plans approved for construction. 

The appropriate test results, inspection reports and record drawings will be required prior 
to acceptance of the street improvements by the City. 

Please call if you have any questions or need additional information. 

J. Don Newton, P.E. 
City Engineer 

xc: Karl Metzner 
Bill Cheney 
Jim Shanks 

ckb / missionv 

I 
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• 
David and Ivan Woe~ 

3548 G Road 
Palisade, Colorado 81526 

June 26, 1990 

The Grand Junction Planning Department 
250 North 5th Street 
Grand Junction, Colorado 81501 

Attn: Karl Metzner, Planning Director 

Dear Karl: 

This letter is to inform you we have changed the name of the Mission Viejo 
Planned Unit Development on E1 Corona Drive in Grand Junction. The new name is 
Corona Del Rey. The name change is required because a developer from California 
has been using the name Mission Viejo in the Denver area and other parts of tl1e 
country. 

Sincerely, 

I 

I 



March 21, 1991 

Mr. David Wood 
960 Belford Ave., Ste. E 
Grand Junction, CO 81501 

Dear Mr. Wood: 

RE: Mission Viejo Street and Drainage Improvements 

City of Grand Junction, Colorado 
81501-2668 

250 North Fifth Street 

Upon recent inspection of El Corona Drive, we found that all of the items 
listed in my letter of October 24, 1990, have been satisfactorily completed. 
Therefore, I hereby accept the street and drainage improvements on behalf 
of the City of Grand Junction. The City will perform regular and routine 
maintenance of the street beginning on March 21, 1991. 

,.. ~· 

You will remain responsible for the repair or maintenance of defective 
materials or workmanship for a period of one year from the date of final 
inspection which was October 23, 1990. " 

Sincerely, 

(/· fJ~Jt~ 
J. Don Newton, 
City Engineer 

xc: Doug Cline, Street Superintendent 
Walt Hoyt, Senior Construction Inspector 

/Bennett Boechenstein, Community Development 
Don Hobbs, Parks & Recreation Department 

UCIIVID G!Wm JUIC1'IOI 
.PL.OJlJG DEPA..RTMDf 

APR 0 3 1991 
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REVIlW SHEET SUM'~·IARY 

FILE NO. #9-90 TITU:E HEADING _0.:o:...f:....:fJ..:..(\!l=-()!:<.-s:::..f ~!..-..1~=!.1-------DUE DATE. ___ _ 

ACTIVITY - PETITIONER - LOCATION - PHASE - ACRES-----------------'--­
Rezone from RSF-5 to PR-6 and a Final Plat & Plan for Mission Viejo 

PETITIONER: David and Ivan Wood 

LOCATION: El Corona Drive and Patterson Road 

32 Lots on approximately 5.35 acres. 

PETITIONER ADDRESS 3548 G Road, Palisade, CO 81526 

ENG1NEER Wayne H. Lizer, 576 25 Road, Grand Jet, CO 

DATE REC. CO~lMENTS 

NOTE: WRITTEN RESPONSE BY THE PETITIONER TO THE REVIEW COMMENTS IS REQUIRED 
A MINIMUM OF 48 HOURS PRIOR TO THE FIRST SCHEDULED PUBLIC HEARING. 

MISSION VIEJO REVIEW COMMENTS (Page 1 of 4) 

02/13/90 Fire Department 

/ 

02/05/90 

02/03/90 

02/08/90 

Ori9ina! 
0<, NOT Remove 
From Office 

'\ 
Parks & Recreation ' 

Grand Valley 
Water Users Assoc. 

City Engi!-'leer 

The following requirements are to be 
met prior to our approval; 

One additional Fire hydrant on'·a 
minimum of an eight inch ( 8") supply 
line. 

a. The fire hydrant may be located at 
one of the following locations -- next 
to LOT 12 of BLOCK ONE NORTH OF PRIVATE 
DRIVE or between LOTS 12 & 13 of BLOCK 
TWO. 

b. The fire hydrant must be installed 
prior to any construction beginning, 
and an agreement must be signed to 
ensure compliance with the above. 

" 
If you have any questions please call 
me at 244-1400, G Bennett. 

Will need open space fee based upon 
total number of units. 

Grand Valley Water Users Association 
(Assoc.) has no objection to this 
Mission Viejo proposal, provided the 
irrigation lateral easement as shown 
on "Replat of Lot 15 and Lots 1 through 
10 inclusive of El Corona Subdivision" 
is fully respected at all times. An 
Assoc. irrigation lateral has long 
existed within said easement which is 
needed for operation and maintenance 
of such lateral. 

Irrigation water from the Assoc. for 
proposed Mission Viejo is pending upon 
further negotiations between the 
developers and the Assoc. 

1. Show R.O.W. widths on El Corona 
Drive and on Patterson Road. 

I 

I 



MISSION VIEJO REVIEW Cv1~ENTS (Page 2 of 4) 

02/08/90 

/ 

02/14/90 

l:i1·iginal 
Do NOT RemtWt:Y 
Fn~Jm Office 

City Engineer 
(continued) 

Police Department 

2. Show radii on R.O.W. at Patterson 
and El Corona intersection. 

3. Show curve data on cul-de-sac. 

4. Show widths of ingress/egress and 
utility easements. 

5. Provide sufficient ingress/egress 
easement for turn around at Lot 15. 

6. Dedication: 1st paragraph refers 
to Lots 1-10. What about Lots 11 
through 14? 

7. Lot layout does not allow for 
adequate on street parking. (Too many 
driveways, too closely spaced.) Need 
54 1 for on street parking (2 stalls) 
and 10 1 min. between driveways at 
B.O.W. 

8. Surveyors certificate needs to be 
modified per City Development Code. 

DEVELOPMENT PLAN 

1. Building layout does not allow 
adequate on street parking. (Should 
have at least 22 1 spaces each side~f 
street.) 

2. Sidewalks shall be construct as 
a monolithic section with the curb and 
gutter. Sidewalk should be extended 
to center of curb radii at Patterson 
Road. 

3. Show size of existing water line. 

4. Provide street profile showing 
existing ground lines and street grade 
at center line andfor back of walk on 
each side. Show tie in elevations at 
Patterson Road. 

5. Show street typical section 
including cross slopes, pavement 
section, R.o.w. width, street widths, 
etc. (Provide pavement design calcs.) 

6. Provide drainage calculations and 
report addressing runoff volumes, 
detention facilities, effect on down 
stream facilities, etc. 

7. Show construction bench mark. 

8. Place statement on plans that all 
construction shall be in accordance 
with City of Grand Junction standards 
and specifications. 

9. Show location of existing or 
proposed stop sign at Patterson Road. 

10. Provide turn around at Lot 15. 

11. Show proposed sewer and water tap 
locations. 

No problems noted. 

I 

I 



MISSION VIEJO REVIEW CoMMENTS (Page 3 of 4) 

02/20/90 City Attorney 

02/15/90 Mesa County Planning 

02/08/90 Utilities Engineer 

/ 

02/0q/90 u.s. West 

02/09/90 Public Service 

02/21/90 Property Agent 

1. Need consent of owner 
Bank). 

(Centr!il 

2. Interface between 1951 covenants 
and the proposed plan; will the plan 
conflict with # 1? 

3. No.replat was included in my 
packet. 

The proposed density is compatible with 
zoning in the area; however, adjacent 
properties have not built out the zoned 
densities. Adequate screening and 
landscaping should be required to 
minimize impacts on adjacent 
properties. 

The estimated traffic to be generated 
by the development appears to be low. 
Based on "Trip Generation" single 
family residential uses can be expected 
to generate approximately 10 average 
trips per day per dwelling unit, and 
condominiums average 5.1 trips per day 
per unit. 

If these items are adequately 
addressed, we have no objection to the 
proposal. 

Water and Sewer - See comments from 
city Engineer. 

Sewer - Although sewer has been in the 
subdivision for a number of years, the 
manholes will need to be inspected at 
the completion of the street work. 

General - Zoning and Development Code. 
The following items were not 

addressed on the Development Plan: 
5-6-5 A-2, 3, 4, 5, 6, 7 and 8. 
5-6~5 B-2, 3, 4, 5, and 6. 

Water and sewer service lines shall be 
extended to property lines prior to 
paving due to the number of services 
that will be required for the density 
shown. 

New or additional telephone facilities 
necessitated by this project may result 
in a "contract" and up-front monies 
required from developer prior to 
ordering or placing of said facilities. 
For more information, please call Leon 
Peach 244-4964. 

ELECTRIC & GAS - Request that "Private 
Open Space" around townhomes as shown 
on plat be designated as utility 
easement. Also, to facilitate 
installation of electric distribution, 
services and street lights. G.L. 
2/8/90. 

1. Developer needs to survey limits 
of west pavement line for Mount View 
Drive and dedicate right-of-way 
sufficient to contain the existing 
pavement and shoulder (4' for shoulder 
if possible). 

I 
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MISSION VIEJO REVIEW C'..;,1"1MENTS 

02/21/90 

02/21/90 

/ 

Property Agent 
(continued) 

GJ Planning Dept 

(Page 4 of 4) 

2. Parameters of the irrigation 
lateral within the subdivision limits 
needs to be described and set aside as 
an irrigation easement. 

3. The original plat for El Corona 
went south to the south line of. the 
NE1/4 NE1/4 of the section, which 
incorporated the Grand Valley Canal 
within the subdivision. The replat 
only goes south to the north bank of 
the Grand Valley Canal, leaving "No 
Man' s Land" to the south. I suggest 
the replat go to the south line of the 
NE1/ 4 NE1/ 4 of the Section and then set 
aside additional area as an easement 
for the Grand Valley Irrigation Co. 

1. All street improvements including 
curb, gutter and sidewalk are to be 
installed at one time. Constructing 
these improvements in a piece-meal 
fashion is not acceptable. 

2. Fencing along the exterior boundary 
of the development is to be installed 
as a complete package all at the same 
time. Constructing the fence in a 
piece-meal fashion is not acceptable. 

3. Building envelopes need to be ·.set 
back at least 7 ' along Mount View 
Drive. 

4. All comments and items on Review 
Sheet Summary are to be resolved by 
5:00p.m., March 2, 1990 or this item 
will be tabled until the next hearing. 

5. Tax Certificate, Soils Report, 
Improvements Agreement, Roadway Plan, 
and Utility Composite are all still 
needed. 

" 
6. Plat needs to show dedication 
statement, surveyors certificate, 
dimensions, easement for irrigation, 
and width of El Corona Drive. 

I 
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W.H. UZER & ASSOCIATES 
Engineering Consulting and Land Surveying 

576 25 Road. Unit #8 
Grand Junction. Colorado 81505 

241-1129 

February 21, 1990 BICIIVID GIWll> JUIC'l'IO!f 
PLAIIIJG DIPARTMIIt 

FEB 2 6 1990 

Linda Weitzel 
City Planner 
City of Grand Junction 
250 N. 5th Street 
Grand Junction, CO 81501 

RE: Mission Viejo, A Replat of Lot 15 and Lots 1 through 10, inclusive, 
of El Corona Subdivision, Grand Junction, Mesa County, Colorado 
Response Letter to Review Agency Comments Received by the City 
Planning Department as of February 16, 1990 

Dear Linda, 

The following responses are made in the same order as the Review Agency 
Comments on the consolidated list picked up by W.H. Lizer & Associates on 
February 16, 1990. (Copy attached) 

Fire Department: 

The developers will place a fire hydrant between Lots 12 and 13 of 
Block Two. 

Parks and Recreation: 

The open space fee will be paid prior to recording the plat. 

Grand Valley Water Users Association: 

The lateral has a designated 30-foot ROW according to the recorded 
plat of El Corona Subdivision and it will not be infringed upon. 
The developers have come to an agreement with Grand Valley Water 
Users Association to reinstate irrigation rights for the property. 

City Engineer: 

PLAT - Items 1 through 8 

All items were addressed at a staff planning meeting on Feb. 9, 
1990. Present at the meeting were Linda Weitzel, Don Newton, 
David Thornton, Ivan and David Wood, and Wayne Lizer. 
These items are being incorporated into the Development Plan 
and Final Plat. 

I 
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W.H. Lizer & Associates 
Mission Viejo/Response Letter 
Review Agency Comments 
February 21, 1990 
Page 2 

DEVELOPMENT PLAN - Items 1 through 8 

These items were also addressed at the above-mentioned 
planning staff meeting. 
In addition to the Development Plan, a Street Design has 
been completed on El Corona Drive,-including Pavement 
Structural Calculations, and a Utility Composite has also 
been completed. 
A Drainage Report for the subdivision has also been completed 
showing the volume and discharge rate for a storm detention 
area. 

The Street Design, Pavement Structural Calculations, Drainage Report, 
Utility Composite, and Subsurface Soils Report are being submitted with this 
response letter. 

The Final Plat with all pertinent survey data and revisions will be 
submitted to you by February 26, 1990. 

Should you have any questions, please contact me at your convenience. 

WHL/sl 
Attachment 

,s;;;;¢M 
Wayne H. Lizer, P.E., P.L.S. 

1 
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'• M~SSION VIEJO REVIE~OMMENTS (Page 1) 

02/13/90 

02/05/90 

02/03/90 

02/08/90 

Fire Department 

Parks & Recreation 

Grand Valley 
Water Users Assoc. 

City Engineer 

The following requirements are to be 
met prior to our approval; 

One additional Fire hydrant on a 
minimum of an eight inch ( 8") supply 
line. 

a. The fire hydrant may be located at 
one of the following locations -- next 
to LOT 12 of BLOCK ONE NORTH OF PRIVATE 
DRIVE or between LOTS 12 & 13 of BLOCK 
TWO. 

b. The fire hydrant must be installed 
prior to any construction beginning, 
and an agreement must be signed to 
ensure compliance with the above. 

If you have any questions please call 
me at 244-1400, G Bennett. 

Will need open space fee based upon 
total number of units. 

Grand Valley Water Users Association 
(Assoc.) has no objection- to this 
Mission Viejo proposal, provided the 
irrigation lateral easement as shown 
on "Replat of Lot 15 and Lots 1 through 
10 inclusive of El Corona Subdivision" 
is fully respected at all times. An 
Assoc. · irrigation lateral has long 
existed within said easement which is 
needed for operation and maintenance 
of such lateral. 

Irrigation water from the Assoc. for 
proposed Mission Viejo is pending upon 
further negotiations between the 
developers and the Assoc. 

1. Show R. D. W. widths on El Corona 
Drive and on Patterson Road; 

2. Show radii on R.D.W. at Patterson 
and El Corona intersection. 

3. Show curve date on cul-de-sac. 

4. Show widths of Ingress/Egress and 
utility easements. 

I 
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MISSION VIEJO REVIEW~OMMENTS (Page 2) 

I 

90 1 
02/08/90 City Engineer 

(continued) 

..:· 

5. Provide sufficient Ingress/Egress 
easement for turn around at Lot 15. 

6. Dedication: 1st paragraph refers 
to Lots 1-10. What about Lots 11 
through 14? 

7. Lot layout does not allow for 
adequate on street parking. (Too many 
driveways, too closely spaced.) Need 
54 1 for on street parking (2 stalls) 
and 10 1 min. between driveways at 
B.D.w • 

8. Surveyors certificate needs to be 
modified per City Development Code. 

DEVELOPMENT PLAN 

1. Building layout does not allow 
adequate on street parking. (Should 
have at least 22 1 spaces each side of 
street. 

2. Side walks shall be construct as 
a monolithic section with the curb and 
gutter. Sidewalk should be extended 
to center of curb radii at Patterson 
Road. 

3. Show size of existing water line. 

4. Provide street profile showing 
existing ground lines and street grade 
at center line and/or back of walk on 
each side. Show tie in elevations at 
Patterson Road. 

5. Show street typical section 
including cross slopes, pavement 
section, R.o.w. width, street widths, 
etc. (Provide pavement design calcs.) 

6. Provide drainage calculations and 
report addressing runoff volumes, 
detention facilities, effect on down 
stream facilities, etc. 

7. Show construction bench mark. 

8. Place statement on plans that all 
construction shall be in accordance 
with City of Grand Junction standards 
and specifications. 



:ISSI~N VIEJO REVIEW~OMMENTS {Page 3) 

9. Show location of existing or 
proposed stop sign at Patterson Road. 

10. Provide turn around at Lot 15. 

11. Show proposed sewer and water tap 
locations. 

I 

I 



Linda Weitzel 
City Planner 

W.H. LIZER & ASSOCIATES 
Engineering Consulting and Land Surveying 

576 25 Road, Unit #8 
Grand Junction, Colorado 81505 

241-1129 

February 21, 1990 

City of Grand Junction 
250 N. 5th Street 
Grand Junction, CO 81501 

IICIIYID G!Wll) JUJC'l'IOI 
PWNIIG D&PARTDIIT 

FEB 26 1990 

RE: Mission Viejo, A Replat of Lot 15 and Lots 1 through 10, Inclusive, 
of El Corona Subdivision, Grand .Junction, Mesa County, Colorado 
Supplementary Data to be Incorporated into the Project Narrative 

Dear Linda, 

On February 9, 1990, a staff planning meeting was held to address 
questions for the Mission Viejo Development. Present at this meeting were 
yourself, Don Newton, Dave Thornton, Ivan and David Wood, and Wayne Lizer. 

The following changes or additions need to be incorporated into the 
Project Narrative: 

AMOUNT OF TRAFFIC GENERATED 

Revise fr.om 4 trips per day to 7 trips per day per unit giving 
a total of 224 trips per day for the development. 

!I 

DEVELOPMENT SCHEDULE 

El Corona Drive 

Don Newton, City Engineer, requested that a monolithic curb, 
gutter, and sidewalk section be used for the street and that this 
should be placed at the same time the street is constructed instead 
of constructing the sidewalk as the buildings are constructed. 
The developers have agreed to this request. 

Screened Fencing 

Perimeter screened fencing will be constructed with each unit 
as the unit is built, or at the end of two years from the recording 
of the plat, the entire exterior screened fencing will be completed 
regardless of how many units have been constructed. 

I 

I 



,. 
• 

W.H. Lizer & Associates 
Mission Viejo/Supplementary Data for 
Project Narrative 
February 21, 1990 
Page 2 

Landscaping 

The private open space South of the irrigation lateral to 
the Grand Valley Canal will be left in a natural condition. 

Respectfully submitted, 

~~II¥ 
Wayne H. Lizer, P.E., P.L.S. 

\~l~ 
- IvanWood 

WHL/sl 

I 
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STAFF REPORT - MISSION VIEJO 

Development located off Patterson at approx. 28 Road 
Ingress and egress will be off Patterson only 
32 u~its total - 15 duplex & 2 single 
Density is approx. 6 units per acre 
Requesting PR-6 from RSF-5 
Current zone of RSF-5 would not give much flexability 
since front yard setbacks would be required on lots 
between El Corona and Mount View Drive 

Minimum setback from Mount View is 7 feet 
Street improvements and street lights will be constructed 

at the same time 
Perimeter screened fencing will be constructed with each 
unit as the unit is built or at the end of two years from 
the recording of the plat no matter how many lots are 
developed 

All buildings will be single level 
2 & 3 beedroom units wi 11 be bui 1 t upon the building 
envelope 

Each unit has a two car garag~ith space in the driveway 
to park two cars side by side 
Ten on-street parking spaces have been provide on El 
Corona Drive 

Note: They have given us everything we ,have wanted. Only 
exception is the compromise with the development schedule for the 
fence along the perimeter of the project. 

--

-
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W.H. LIZER & ASSOCIATES 
Engineering Consulting and Land Surveying 

576 25 Road. Unit #8 
Grand Junction. Colorado 81505 

241-1129 -
February 27, 1990 ·cz~ ;~r; GRAND • 

'LAlUUlfG DIPAttta&U! 

Linda Weitzel, City Planner 
City Planning Department 
City of Grand Junction 
250 N. 5th Street 
Grand Junction, CO ~1501 

FEB:271990 

RE: Mission Viejo, A Replat of Lot 15 and Lots 1 Through 10, Inclusive, 
of El Corona Subdivision, Grand .Junction, Mesa County, Colorado -
Response Letter to Review Agency Comments Summary Received by 
Wayne H. Lizer on February 26, 1990 

Dear Linda, 

The following responses are made in the same order as the Review Agency 
Comments appear on the Review Agency Comments Summary given to Wayne H. Lizer 
on February 26, 1990. 

Fire Department: 
a. The developers will place a fire hydrant between Lots 12 and 13 

of Block 2. 

J 

b. The fire hydrant will be installed prior to building construction 
with agreements signed by the developers for compliance with this 
request upon approval of final plans by the City Council. 

Parks and Recreation: 
The open space fee will be paid prior to recording the plat. 

Grand Valley Water Users Association: 
The lateral has a designated 30-foot ROW according to the recorded 
plat of El Corona Subdivision and it will not be infringed upon. 
The developers have come to an agreement with Grand Valley Water 
Users Association to reinstate irrigation rights for the property 
by paying the back taxes incurred by previous owners. 
In addition, the developers have been requested by the Grand 
Valley Water Users Association to construct a holding pond that 
can fill up from the irrigation lateral during low-use irrigation 
periods such as at night. The stored irrigation water can then 
be used for watering within the development without taxing the 
lateral during high-use periods of irrigation. 

I 
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W.H. Lizer & Associates 
Mission Viejo/ Response to Review Agency Comments Summary 
February 27, 1990 
Page 2 

City Engineer: 
Plat - Items 1 through 4 will be shown on the Final Plat 

1. ROW widths on El Corona Drive and Patterson Road. 
2. Radii on ROW at Patterson Road and El Corona Dfive intersection. 
3. Curve data on cul-de-sac. 
4. Widths of ingress/egress and utility easements. 
5. Sufficient ingress/egress for turn around on Lot 15 has been 

shown on the Development Plan. 
6. Dedication - This refers to the lots of the replat of El Corona 

Subdivision and not the new lot configurations. This item 
was clarified with the City Engineer at a staff planning meeting 
including Linda Weitzel, Dave Thornton, Don Newton, Ivan Wood, 
Dave Wood, and Wayne Lizer on February 9, 1990. 

7. On-street parking -This item was also addressed at the staff 
planning meeting mentioned in item 6 above. Ten on-street 
parking spaces have been provided and are shown on the Develop­
ment Plan. 

8. Surveyor's Certificate - The data has been provided to the survey­
or as per City Development code and will be shown on the Final Plat. 

Development Plan 
1. See item 7 above on "Plat". 
2. Sidewalks - Monolithic Pour: The sidewalks and curb and gutter 

section will be constructed with the street including installing 
the sidewalk to center of curb radii on Patterson Road. This is 
shown on the Street Plans which have been submitted to the City 
Engineer. 

3. The size of the existing water line is shown on the Utility 
Composite which has been submitted. 

4. Street Plans have been submitted showing tie-in to Patterson Rd. 
5. Street section with cross slopes, pavement section, and pavement 

design calculations have been submitted. 
6. Drainage calculations with retention basin data have been sub­

mitted. 
7. Construction bench mark is shown on Street Plans which have been 

submitted. 
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8. Statement regarding construction to be done in accordance to 
City of Grand Junction Standards and Specs is shown on Street 
Plans which have been submitted. 

9. Location of stop sign is shown on Development Plan which has 
been submitted. 

10. Turn around for Lot 15 - shown on Development Plan which has 
been submitted. 

11. Proposed sewer and water tap locations are shown on the Utility 
Composite which has been submitted. 

Police - No problems noted. 

City Attorney 
1. New Warranty Deed has been submitted to the City of Grand 

Junction Planning Department showing ownership. 
2. Interface between 1951 covenants and proposed plan questions 

have been resolved between City Attorney and developers, i.e., 
the 1951 covenants only allow single-family residences and 
du-plexes. The proposed buildings will be du-plexes. 

3. A replat with a copy of the responses has been delivered to 
the City Attorney. 

Mesa County Planning 

Landscaping and screening is shown on the Development Plan. 
In addition, a screening fence will be constructed around the 
perimenter of the subdivision and is addressed in the Supplement 
to the Project Narrative which has been submitted. 
The trip generation has been changed from 5 trips per day to 
7 trips per day and is addressed in the Supplement to the Project 
Narrative which has been submitted. 

Utilities Engineer 
Sewer - The manholes will be inspected at the completion of the 
street work in the presence of the City Utilities Engineer to 
insure that the manholes are clean and the manhole rims have 
been raised to final grade. 
General - Zoning and Development Code. Items 5-6-5 A-2 through 
A-8 and B-2 through B-6 are either shown on the Utility Composite, 
Street Plans, or Drainage Report which have been submitted since 
the review was made by the Utilities Engineer. 
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US West 
The developers will contact US West after final approval 
of the development and prior to construction to formalize 
any required agreements. 

Public Service 

Private Open Space will also be designated as Utility Easement 
on the Final Plat. 

Property Agent 

1. The limits of the West pavement line for Mount View Drive 
was located and at a meeting with the City Engineer, Don Newton, 
with Kurt Metzner, Dave Thornton, Ivan Wood, Dave Wood, and 
Wayne Lizer on February 21, 1990, a ROW line was agreed upon 
and is shown on the Utility Composite and the Development Plan 
which have been submitted. This ROW line will also be shown and 
designated on the Final Plat. 

2. The irrigation lateral is shown as a ROW on the recorded plat 
of El Corona Subdivision and will not be infringed upon. 

3. Lot 15 only goes to the North side of the Grand Valley Canal 
and this item has been resolved with the Property Agent. 

GJ Planning Dept 

1. Street improvements wi 11 be installed a.,t one time and has so 
been indicated in the Supplement to the Project Narrative which 
has been submitted. 

2. Fencing along the exterior boundary was also addressed in the 
Supplement to the Project Narrative. 

3. Building envelopes have been set back 7 feet from the new 
ROW line on Mount View Drive. 

4. Final Plat completion work w111 be done and submitted by 
March 2, 1990, i.e., revise surveyor's certificate, add 
curve and lot data, easements and ROW's to be dedicated to the 
City of Grand Junction in behalf of the General Public. 
This response to the comments and items wi 11 be submitted 
today. 

5: Tax Certificate, Soils Report, Improvements Agreement, Roadway 
Plan, and Utility Composite have been submitted. 

I 
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WHL/sl 

6. Dedication statement, surveyor's certificate, dimensions, 
easement for irrigation, and width of El Corona Drive will 
be shown on Final Plat. 

Respectfully submitted, 

$~;<(~ 
Wayne H. Lizer, P.E., P.LS. 
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development summary 
File # _9_-9_o __ _ Name · Cofwro \)g.! R PJ Date 03/07/90 

PROJECT LOCATION:. El Corona Drive and Patterson Road. 

PROJECT DESCRIPTION: 

Rezone from RSF-5 (Residential Single Family at 5 units per acre) to PR-6 (Planned 
Residential at 6 units per acre), and a final plan and plat for Mission Viejo 
Subdivision consisting of 32 units on 5.35 acres. 

REVIEW SUMMARY (Major Concerns) 
POLICIES COMPLIANCE YES NO* TECHNICAL REQUIREMENTS SATISFIED SAT EO* 

Complies with adopted policies St~eets/Rights Of Way X 

Complies with adopted criteria Water/Sewer X 

Meets guidelines of Comprehensive. Plan Irrigation/Drainage X 

landscapi~g/Screening X 
Other: __ _._ _____ _ 

* I 
See explanation below 

"" \ 
\ 

STATUS & RECOMMENDATIONS:. 
The Planning Commission action resulted in a tie vote. A tie vote by the Commission 
has the effect of forwarding the item to the Council as a recommendation for denial. 
A positive vote of at least 5 council members will be required to overturn this 
recommendation. 

Planning Commission Action 
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