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JUNCTION WEST R.V. _ARK

AND CAMPGROUND

Exit 26 - Junction of U.S. 6 & 50 s;ﬁﬂggm
793 22 Road
Grand Junction, Colorado 81505 @
APPRCOVED (303) 245-8531 ™

CAMPGRQUND

Ms. Katherine Portner, Planning Supervisor
Grand Junctlon Community Development Dept.
250 N. 5th Street

Grand Junction, Co. 81501-2668

Subject: Placement of electric pedestals and buriled cable.
Dear Katherine,

In March of 1986 we started developing a row of 10 spaces to be
used by custom van, pick-up campers and small motor homes who
were not equipped with air conditioners.

Blasdel Sod Farms placed the existing grass, 30 ft. X 400 ft. for
these campers and we planted Michigan campground trees at the same
time. These hybrid poplar-cottonless cottonwood trees are now about
35 ft. high and giving excellent shade.

We find a large number of our guests want power for applicances, etc.
The (11) eleven Heritage pedestals that will be installed 40 ft.
apart are equipped with 5 watt lights on the top of the pedestal
which will satisfy a need for walk-way lights also.

Bemis Electric Company 1s our electrical contractor.

My question to you is, do I need a building permit from both the
City and County, or do you issue an authorization paper for me

to give to the County for their bullding permit?

Please advise me on how to proceed.

Attached are pictures of the dry camp spaces and an article
from the Daily Sentinel.

Thanks.
Yours truly,

—
(uv( / _Zi/j(\«./
Paul G. atterson
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R.V. AND BOAT STORAGE

Laundromat - Tenting Area - Recreation Area - Hot Showers - Clean Restrooms
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RVs turn traveling
into fun on wheels
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Daily Sentinel

One of the neatest things about staying at Junction West RV Park and
Campground, according to owner Penny Patterson, is that the travelers are
“friendly with each other. They chat back and forth, exchanging notes on what
they've seen.”

Take all the amenities of home
with you when you hit the road
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Melissa Schmitt
Daily Sentinel

Or a unique way to see the
Grand Valley, why not travel
by recreational vehicle? It’s
fun and convenient, and
affords the opportunity to see some
of the valley’s best-kept secrets.

“One of the best features of travel-
ing by RV is the ability to stop and
stay over wherever you'd like,” said
Penny Patterson, who owns Junction
West RV Park and Campground with
her husband, Paul.

Penny Patterson described Junction
West as a good stop-off place when
en route to a more remote destina-
tion. It has all the necessities for
everyday life, including washers and
dryers.

But one of the neatest things about
staying in a RV park is the chance to
visit with other travelers, she said.
“They’re very friendly with each oth-
er. They chat back and forth,
exchanging notes on what they've
soeen.

Many visitors use the park as a
base camp to travel. It's also a stop-
off for “snowbirds,” people who
travel south for the winter.

When Frank Clark retired three
years ago, he and his wife, Jo Anne,
traded a 25-foot trailer they had used
for camping with their kids for a full-
sized, fully equipped recreational
vehicle. The couple spend summers
in Durango and winters in Yuma,
Ariz., and much of the rest of their
time seeing the country from the win-
dows of their home on wheels.

Last year the Clarks left Durango in

/
er SUITCOMes up 11 4
different dirvection covery day.”

— Frank Clark,
RV traveler

August. When they finally made it to
Yuma, they had already been to Mon-
tana, Idaho, Utah, Canada, Oregon
and Calitornia.

“It’s the people vou mect and the
places you go,” Frank Clark said.
“The sun comes up in a ditterent
direction every day.”

The Clarks pull their Ford - with
license plates reading "ME GO 27 -
behind their RV. When they tind
someplace they’d like to tour, they
park the RV and drive the car.

“It’s the freedom,” Clark said. “You
try out the restaurants, you cook
inside, you cook outside.”

The biggest cost the Clarks mcur is
gasoline. "When were camping, we
use almost no electricity and little
water. We don’t even use their facili-
ties. We have everything we need
right here.”

The office at Junction West RV Park
is open from 7 a.m. to 10 p.m. Quiet
hours are from 10 p.m. to 6 a.m.

Facilities include 30 level pull-
throughs, 30 full hookups, a general
store, a laundromat, picnic tables,
barbecue grills, volleyball, horse-
shoes, separate tent area and boat
storage. Small pets are welcome.

The park is at 793 Road 22, oft
Interstate 70 at Exit 26.
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Copy Distribution MESA COUNTY ENGINEERING DEPARTMENT Permit No «L\jf > H
White copy to applicant o District No. s
Yellow copy to perfn_it files APPLICATION Road ’hp i
Pink copy to disrict foreman FOR DRIVEWAY PERMIT Foreman ~ﬂ7lﬂ/gil

!
Permit Fee Re(%@i-
By: Application Date __5:_:_3:_ , 19 23

\O

Paul G. Patterson (herein called "Applicant”) hereby requests permission and authority from the
Engineering Department to construct a drlvewg apprlczlach(es} on the right-of-way of Mesa County Road H Road
adjacent to his/her property located on the side of the road, at West of 22 Road
(Direction for the purpose of obtannlaﬂsaachcag‘ses TgﬁbeertpayPk' o@vfmaf‘zf"vm_‘jsr lt arage

) ) ) (State nature of business) (B )
Applicant submits herewith for the construction and approval of the Department a sketch of the proposed installation showing all necessary

specification detail in'c!uding, (1) frontage of lotalong road, (2) distance from centerline of road to property line, (3) number of driveways requested,
(4) width cf proposed driveway(s) and angle of approach, (5) distance from driveway to road intersection, if any, (6) size and shape of area
separating driveways if more than one approach, and (7) setback distance of building(s) and/or gasoline pump istand(s).

The appticant binds and obligates himself to construct and maintain the driveway approach(es) in accordance with the provisions, spec.iica-
tions, and conditions enumerated in this document, and the Mesa County Standard Specifications for Road and Bridge Construction

GENERAL PROVISIONS

FIRST: The Applicant represents all parties in interest, and affirms that the driveway approach(es) is to be constructed by him for the Poru e

purpose of securing accegs to his property and not for the purpose of doing business or servicing vehicles on the road right-of-way.

SECOND: The Applicant shall furmsh all labor and materials, perform all work, and pay all costs in connection with the construction of the

driveway(s) and its appurtenances on the right-of-way. All work shall be completed within 30 days of the Permit date.

THIRD: The iype of construction shall be designated and/or approved by the Engineering Department and all materials used shall be of

satisfactory quality and subject to inspection and approval of the Department.

FOURTH: The traveling public shall be protected during the instailation with proper warning signs and signals and the Department and its duly

appointed agents and employees shall be held harmless against any action for person injury or property damage sustained by reason of the exercise

of the Permit.

FIFTH: Thc Applicant shall assume responsibility for the removal or clearance of snow, ice or sleet upon any portion of the driveway approach(es)

even though deposited on the driveway(s) in the course of the Road Department’'s snow removal operations.

SIXTH: In the event it becomes necessary to remove any right-of-way fence, the posts on either side of the entrance shall be securely braced
tefare the fence is cut to prevent any slacking of the remaining fence, and ali posts and wire removed shall be turned over to the Road Department.

ﬁiygjﬂ'bl No revisions or additions shall be made to the driveway(s) or its appurtenances on the right-of-way without the written permission

grtmem
gm Prowsnons and specifications outlined herein shall apply on all roads under the jurisdiction of the Department.

SPECIAL CONDITIONS

In signing this application and upon receiving Department authorization and permission to install the driveway approach(es) described herein,
the Applicant 5|gmf' that he has read, understands and accepts the foregoing provisions and conditions and agrees to construct the driveway(s)

in accordance e accompanying specifjcations plan reviewed and approved by thal:;pztm nt.
ég—_ Signed: Mm__—

?93 22 R (S%wture of Applicant

Grand Junction, Co. 81505
(Address)

Witness:

2hk5-8531

(Telephone Number)

(V2
PERMIT GRANTED THIS __.gL_ DAY OF A{Y)a A . 19‘! =) SUBJECT TO THE PROVISIONS, SPECIFICA-

4
TIONS., AND CONDITIONS STIPULATED HEREIN. \

MESA COUNTY ENGINEERING DEPARTMENT

-

D, Wy 5295, =0

Permut Coordl (Date) (Supervisor)

NOTE TO APPLICANT: This permit shall be made available at the site where and when work is being done
APPLICANT PLEASENOTE. Aworksketchordrawing of the proposed driveway(s) must accompany apphcation. No application will be accepted
or processed. nor permit granted. without the required specification plan.

PRESS HARD — YOU ARE MAKING THREE COPIES
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The above space is provided for work sketch of proposed instaliation
(REQUIREMENTS ON REVERSE SIDE)
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FOR RO_AD AND BRIDGE CONSTRUCTION HEGUIRCMENTS FO DRIVEWAYS

A 4
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e PUSRATIEA T DAEEIVENAT Y 10 A2 aoitudingeitt y f&f}‘..??
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“aLL meﬁwms SHALL BE INSTALLED (N ACCCRDANCE WITH mg“w By i

INCLUDE. BUT ARE' NOT LiMITED 15, $4E FoLLOWI

G: ' ‘ e

A driveway approach is understood to be that portion of the highway right-of-way-between-the =

_pavement edge and the property line which is designed and used for the mterchange of trdffvc_'

between the rcadway pavement and the abuting property.

* Atany intersection. a driveway: shall be restricted for a sufficient distance from the intersection to

preserve the nermat and safe movement.of traffio. -(It is specijfied.for rural residence entrances that
a minimum intersection clearance of 50 feet be prowded and for rural commercnal entrar\ces a
minimum 6f 100 feet be provnded | SR

"AII entrances and ex:ts shatl hé SO Ib&éted apd COHstructed tHat vBhiclés approachmg orusingthem
will be abie to obtam adequate snght dIS ance in| both dlrechons élong the hlghway in order to

maneuver safe!y and-without, mterfenng with h!ghway trafflc

The,Applicant shall not be permitted foe erec*anyscqn ord;spiaymatenal either fixed or moveable,
on or extending over any por?j}o_n,_,o_f the,higpyygx‘erght-of—way.

" Generdlly no more than oné approach shall bé allowed ahy patrcel of property the frontage of which

is.less than one hundred (100). feet. Additional en{rances or exits for patceéls of property having a
frontage in excess of one hundred {100) feet shall be permittéd only a’fter ‘showing of actual
necessity., : , ,

'Al! dnveways shall be so located that the flared portlon adjacent to the traveled way will not

encroach upon adjoining property.
SRR T

L ot . . RIS
It is recommended that no commercial driveway shall have a width greater than thirty (30) feeia

' measured at right angles to the centerline of the driveway, exceptas increased by permissible radii; -

and that no noncommércial driveway shall havé a width gréater than twenty (20) feet measuted at”
right angles to the centerline of the driveway, except as increased by permissible radii; unless éuéﬁ
driveways meet the requirements of the Mesa County Standard Specifications for Road and Brldge
Construction.

-The axis of an approach to the road may be at a right angle to the centerline of any angle between

ninety (90) dearees and sixty (60) degrees but shail not be less than sixty (60) degrees. Adjustment

may be made according to the type of traffic to be served and other physical conditions.

The construction of parking or serwcmg areas on thé highway right-of-way is specifically
prohibited. Off- the-road parking facilities should be provided by ¢ommercial establlshments
for customers vehicles.

The grade of entrance and exit shall slope downward and away from the road surface at the same
rate at the normal shoulder slope and for a distance equal to the width of the shoulder but in no
case less than ten (10) feet from the pavement edge. Approach grades are restricted to not more
than 10%.

All driveways and approaches shall be so constructed that they shall notinterfere with the drainage
system of the street or highway. The Applicant will be required to provide, at his own expense,
drainage structures at entrances and exits which will become an integral part of the existing
drainage system. The dimensions of all drainage structures must be approved by the Department
representative prior to installation. All culverts or other drainage structures installed within the
right-of-way shall be a minimum of 12 inches in diameter. This shall be as measured on the inside
of the pipe (inside diameter).

‘e
ey
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JUNCTION WEST R.V. PARK

AND CAMPGROUND

Exit 26 - Junction of U.S. 6 & 50
793 22 Road

Grand Junction, Colorado 81505
(303) 245-8531

May 10, 1993

Grand Junction Community Development
250 North Fifth Street
Grand JHnction, Co. 81501

Subject: TImpact Statement/Project Narrative
Addition/Expansion of Junction West R..V. Park

(1) Proposal: Add 18 recreation vehicle spaces on the
south side of the service building.

The R. V. Park was originally engineered for 30 spaces

on the north side of the service building and 50 spaces
on the south, by Western Engineers in 1972. It was
re-engineered in 1977 by Plateau Engineering for Pitt's
Campground. 30 spaces were installed on the north. A
Mesa County conditional use permit prevented the addition
of 3paces on the south until the park was connected to

a better sewer system. The park connected to the Persigo
sewer system in May of 1992.

The service building has twelve showers, twelve basins,
10 toilets. This is more than enough to meet state require-
ments for a 200 space R. V. park.

(2) Location: 793-22 Road south of the service building.
South 162 feet, north 400 feet.

(3) When is proposal to be developed: Additional spaces
are needed to be 1n service as close as possible to June 1, 1993.

Junction West is a seasonal tourist overnight R. V. Park. Our
season is from May 1 thru October 31, (68%). The other
five months account for 32% of our business.

The addition will be completed in two phases:

Phase I: Add the south row of 9 spaces (31-39) providing
sewer, water and electric service to each space. 9 sewer tap
fees will be paid prior to start of construction.

Midwest power pedestals will be provided giving the guest a
choice of 50 amp, 30 amp or 20 amp G.F.I. receptacles. Bemis
Electric is the electrical contractor. Grand Valley Rural
Power Co. will provide 400 amp service to a consumer pad.

R.V. AND BOAT STORAGE

Laundromat - Tenting Area - Recreation Area - Hot Showers - Clean Restrooms



Per Gayy Mathes, Ute Water Conservancy District, adequate
water is on premise servicedby a 2 inch commercial meter.

United Sand and Gravel will cover and pack the area,
(100 ft. by 400 ft.) with 4 inches of 3/4 inch road base.

Cedar fencing will be provided in each gpace identical to
the north side. A common green belt of grass, 42 ft. wide
and 400 ft. long exists now. 23 hybrid poplar-cottonless
cottonwood shade trees exist now.

Phase II: Add the center row of (9) spaces (21-29). These
will be equipped with water and electric service, but no
sewer connections.

Midwest pedestals will be provided with (2) 30 amp and (1)
20 amp G.F.I. receptacles.

United Sand and Gravel will place 3/4 inch roadbase in
this 80 foot by 400 foot area. Cedar fencing will be placed
in each space.

(4) Area impacted by the proposal: 3 acres south of the
addition ie Brown Enviromental Co., zoned industrial.

The ten acres to the west 1s part of Junction West R. V. Park.
The fifteen acres on the east side of 22-Road is vacant land
zoned industrial.

(5) Compatibility of the proposal in relation to the surround-
ing area and residents: Little impact. R. V.'s presently
enter on 22-Road entrance and exit on H Road exit. No

cliange in traffic pattern.

(6) The services to be provided both public and private:
Tourist overnight R. V. parking spaces. A 2400 square
foot service building now in service includes rest rooms,
showers, laundramat, store and game room.

(7) Special considerations to be addressed: None known.
(8) How the proposal meets the criteria Tor rezones,

special uses, etc.: The R. V. Park is now zoned commercial.
We were annexed to the City February 9, 1992.

Paul G. Patterson

P IRy ¥
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P™ANNING CLEARANCE REQUIREME wwrs
GRAND JUNCTION COMMUNITY DEVELOPMENT

{2 R /.J

FILE NO:

/93 22

BUILDING ADDRESS:

, , p »
PROPOSAL: __ (i) L hrow T/fﬁfi(rj/ilvﬁ o =d RV Ay iz,
DEVELOPER: ___PAu ity o TELEPHONE: _
REQUIRED

ﬁ\A. Impact Statement / Project Narrative O M. Section 404 Permit ®

&/\ B. Site Plan 0 N. Environmental Site Assessment
24" x 32") showing setbacks to all
property lines and all streets which abut ﬂ\ O. Structural Information

the parcel and easements. Prepared by 1) Heights, Elevations, Square
/ a professional engineer. (Scale 1" = 50°) Footage
WeoRersentof Buildiag-Covetdad

(»:vﬁ;g/ )3) Setbacks

g /0 C. Drainage & Grading Plan / Report
QHULAJ \,‘S‘\L T ()‘,F‘\ 4) Lighting @
ep BV O D. Mlities Composite \ S) Signage Detail @ ®
Gt Q < Sewer  Water, ' Gas, Electric, TV, 6) Fences ¥ ®
NS pIRe pfind e &'Tel'ephoﬁé‘, “Storm  Drain, Irrigation,
(\"\f"a l,\“j". ;/}\,A’\ Ditches O P. Subsurface Soils Investigation
e (:; [
E. Landscaping / Screening / Buffering 00 Q. Sewer/Water Tap (Power of Attorney)
. le 1) Types of Open Space @ 1) Water Supply
i ~'""" 2) Maintenance 2) Water Usage
{/‘L PN 3) Irrigation Rights, 3) Sewage Generation Estimates
4) Irrigation Plan
E R. Parking Plan
O F. Roadway Plan / Profile 1) Total Number ®
L oM, 2) Handicapped Spaces / Symbols
4 G. Traffic Circulation Patterns 51“’§’.ng 3) Space Dimensions / Striped /
oA 1) Pedestrian / Bike paths / Crosswalks t Blocks
rid 27 ) 2) Curb Cuts @
F i F 3) Dimensions of Curb Cuts / Driveways O S. Improvements Agreement

4) Internal Circulation Detail
O T. Improvements Guarantee

O H. Traffic Analysis / Impact Study
A U Application / Planning Clearance - . .t

O I Floodplain Analysis and/or Permit ® R
{BV. Review Sheet I :

O J. Geology Report / Soils Report
O W.Other:

0O K. Gamma Radiation Report

o L. %)OT Access Permit ®
0 X, R.0.W

(a) Existing and Proposed  (b) Requires a Separate Permit

NUMBER OF REVIEW PACKETS REQUIRED: E

= Community Development O City Property Agent X _ Police Department

8 Building Department

O City Traffic Engineer
O Parks & Recreation

O City Attorney
I+ City Utilities Engineer
X. City Development Engineer W Fire Department

g oA

REQUIRED FOR ALL BUSINESS, COMMERCIAL, INDUSTRIAL, MULTI—FA;V[[LY /}1’9? 4
AND INSTITUTIONAL USES UNLESS EXEMPTED BY STAFF f/‘/’{/ D/CKBCW wm AU

¥
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REVIEW COMMENTS

Page 1 of 3

FILE NO. #66-93 TITLE HEADING: Site Plan Review - Junction West
RV Park

LOCATION: 793 22 Road

PETITIONER: Paul Patterson

PETITIONER’S ADDRESS/TELEPHONE: 793 22 Road
Grand Junction, CO
245-8531

PETITIONER’S REPRESENTATIVE: Wayne Lizer

STAFF REPRESENTATIVE: David Thornton

NOTE: WRITTEN RESPONSE BY THE PETITIONER TO THE REVIEW COMMENTS IS
REQUIRED ON OR BEFORE 5:00 P.M., JUNE 2, 1993.

CITY UTILITIES ENGINEER 5/14/93
Bill Cheney 244-1590

Sewer is available as outlined in the narrative.

Check with Fire Department to see if additional fire hydrants are required. Existing water lines
may not be adequate to provide required flows for fire protection.

CITY DEVELOPMENT ENGINEER 5/17/93
Gerald Williams 244-1591

No comment.

GRAND JUNCTION FIRE DEPARTMENT 5121/93
Ken Johnson 244-1400

The Fire Department has no objections to the proposal.

COMMUNITY DEVELOPMENT DEPARTMENT 5/25/93
David Thornton 244-1447

See attached comments.



NVesa County
Planning

559 White Ave. Rm. 60
Grand Junction, Colorado

81501-2643

(303) 244-1628
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CERTIFIED RETURN RECEIPT REQUESTED

September 30, 1985

Paul & Penny Patterson
793 22 Road
Fruita, CO 81521

Dear Mr. & Mrs. Patterson:

This letter is to inform vou that the Mesa County
Commissioners approved a conditional use permit for
Monument Camper Court Campground on April 11, 19877
with the following conditions:

//%, ~ That the sewage pond be enclosed completely

by a 6' fence.

N.B. 7¢;Tb3t the trash storage area also be enclosed

completely by a 6' fence.
- That a visitor parking area be provided.
~ That all landscaping and trees be installed
Aas per Mesa County Campground Regulations.
Subject to the incorporation of an aeration
process into the lagoon type sewage disposal
system.
- A maximum of 31 spaces to be allcwed.

It was also stated that further expansion of the
total camp facility would require an accept@ble
alternate sewage disposal system or hook-up to a
conventional sewage disposal line.

According to the Mesa County Zoning Regulations at
the time of approval, a conditional use is subject
to review at any time to assure that the use is in
full compliance with the conditions set forth.

If I can be of help, please give me a call.
Sincerely,

Kirk Pittman
Zoning Administrator

KPR,/ dw




FILE: #66-93 Grand Junction West RV Park
DATE: May 25, 1993

STAFF: David Thornton

STAFF COMMENTS:

I. The following standards are required by Section 5-4-7 of the Zoning and Development Code
for all Public Recreational Campgrounds. Please respond in writing to each standard as to
how the Grand Junction West RV Park meets these requirements.

1. Campgrounds shall not be used as permanent residences except for the owner or
manager and permanent maintenance personnel.

2. Towed vehicles within the campground shall not exceed eight feet in width.

3. No person shall stay in any campground more than ninety (90) days per calendar
year. Extensions for one additional ninety-day period may be granted by the administrator on
an individual basis. An extension shall be requested, in writing, by the owner or manager of
the campground.

4. Separate camping areas shall be maintained for independent units, dependent units,
and tents.

5. Camping sites shall be a minimum of one thousand two hundred fifty (1.250) square
feet and al least 25 feet in width.

6. Campsites shall be spaced so that there is at least: ten feet between sites; eight feet
from the interior roadways; fifty feet from exterior roadways; and fifteen feet from property
lines.

7. Parking spaces and interior roadways shall be paved or treated to reduce dust.

8. Sewage facilities shall be connected to a public sewer collection and treatment
system.

9. If provided, electric and gas service shall meet all state and local electric and gas
regulations. All utilities shall be underground.

10. At least one public telephone shall be provided.

11. Interior roadways must comply with Colorado Department of Health standards in
addition to the requirements of this code.

12. Walkways within the campground area shall be at least 4 feet wide with an all-
weather surface.

13. Streets and walks shall be lighted every four hundred feet, conforming to the
overall design of the campground.

14. Service buildings with restrooms and other facilities shall be provided in
accordance with Colorado Department of Health standards.

15. All areas within the campground must have an acceptable form of groundcover to
prevent erosion and blowing dust.

16. One tree of a species suitable for the area shall be provided for each two camping
spaces, and shall be located in close proximity to those spaces.

17. All trash collection areas shall be screened, and protective fencing shall be provided
around hazardous areas.

18. Recreational campgrounds shall comply with all requirements of this Code.



19. At least one clothes washing machine shall be provided for the first ten spaces, plus
one machine per each additional fifteen spaces. One clothes dryer shall be provided per each
20 spaces.

20. Each campground shall provide a recreational area consisting of one hundred and
five square feet per campground space.

21. Adjoining residential areas shall be screened by a six foot solid fence.

22. Each campground shall provide at least one full-time attendant. A permanent
record of registrations must be maintained.

II. The Zoning and Development code currently requires half street improvements for all
abutting right-of-ways when a building permit is issued. Current cost estimates are $50.00 per
linear foot. This site has 493 feet of frontage along 22 Road and 1224 feet along H Road for
a combined total of 1717 feet which equals $85,850.00 in road improvements required at
today’s costs. Under the Conditional Use permit for this project issued by the County in 1977,
31 RV spaces were approved. To bring this site up to the approved 31 spaces will not require
the petitioner to pay for the half street improvements for 22 Road and H Road. At such time
when more than 31 spaces are built, the current policy for road improvements will be in effect.

Of the 18 additional spaces being requested in addition to the 22 existing RV spaces,
(as shown on the site plan), Staff can only approve 9 additional spaces (or Phase I as
submitted) without requiring half street improvements for both 22 Road and H Road.
Approving the 9 additional RV spaces is also contingent on a signed statement by the
owner that those existing spaces with two hook-ups, currently being used a single RV
space and shown on the site plan as such, will only be used as a single space in the future,
therefore allowing only a total of 31 RV’s in the park at any given time. If on occasion,
two tenants desire to use one of the existing two hook-up spaces jointly, then an additional
space in the park would have to remain vacant for that occupancy period, maintaining the
maximum of 31 RV spaces allowed.




STAFF REVIEW: Grand Junction West RV Park

FILE: #66-93
DATE: May 25, 1993
STAFF: David Thornton

REQUEST: Expansion of a RV Campground approved as a Conditional Use in the County
prior to annexation.

LOCATION: 793 - 22 Road. (22 and H Roads)

APPLICANTS:

Representative: Paul Patterson

EXISTING LAND USE: RV PARK

PROPOSED LAND USE: RV PARK

SURROUNDING LAND USE:
NORTH --
EAST --
SOUTH -- Brown Environmental Company
WEST -- Vacant

EXISTING ZONING: Heavy Commercial (C-2)

PROPOSED ZONING: No Change

SURROUNDING ZONING:
NORTH --
EAST --
SOUTH --
WEST

RELATIONSHIP TO COMPREHENSIVE PLAN/POLICIES/GUIDELINES:N/A

STAFF ANALYSIS:

The following standards are required by Section 5-4-7 of the Zoning and Development
Code for all Public Recreational Campgrounds. The petitioner needs to respond in writing
to each standard as to how the Grand Junction West RV Park meets these requirements.



1. Campgrounds shall not be used as permanent residences except for the owner or
manager and permanent maintenance personnel.

2. Towed vehicles within the campground shall not exceed eight feet in width.

3. No person shall stay in any campground more than ninety (90) days per calendar
year. Extensions for one additional ninety-day period may be granted by the administrator on
an individual basis. An extension shall be requested, in writing, by the owner or manager of
the campground.

4. Separate camping areas shall be maintained for independent units, dependent units,
and tents.

5. Camping sites shall be a minimum of one thousand two hundred fifty (1.250) square
feet and al least 25 feet in width. According to the site plan submitted this requirement is
being met.

6. Campsites shall be spaced so that there is at least: ten feet between sites; eight feet
from the interior roadways; fifty feet from exterior roadways; and fifteen feet from property
lines.

7. Parking spaces and interior roadways shall be paved or treated to reduce dust. This
requirement appears to be met by the proposal of 4 inches of 3/4 inch road base.

8. Sewage facilities shall be connected to a public sewer collection and treatment
system. This requirement is being met.

9. If provided, electric and gas service shall meet all state and local electric and gas
regulations. All utilities shall be underground. This requirement will have to be met by the
developer.

10. At least one public telephone shall be provided.

11. Interior roadways must comply with Colorado Department of Health standards in
addition to the requirements of this code.

12. Walkways within the campground area shall be at least 4 feet wide with an all-
weather surface.

13. Streets and walks shall be lighted every four hundred feet, conforming to the
overall design of the campground.

14. Service buildings with restrooms and other facilities shall be provided in
accordance with Colorado Department of Health standards.

15. All areas within the campground must have an acceptable form of groundcover to
prevent erosion and blowing dust.

16. One tree of a species suitable for the area shall be provided for each two camping
spaces, and shall be located in close proximity to those spaces.

17. All trash collection areas shall be screened, and protective fencing shall be provided
around hazardous areas.

18. Recreational campgrounds shall comply with all requirements of this Code.

19. At least one clothes washing machine shall be provided for the first ten spaces, plus
one machine per each additional fifteen spaces. One clothes dryer shall be provided per each
20 spaces.

20. Each campground shall provide a recreational area consisting of one hundred and
five square feet per campground space.

21. Adjoining residential areas shall be screened by a six foot solid fence.

22. Each campground shall provide at least one full-time attendant. A permanent
record of registrations must be maintained.



II. The Zoning and Development code currently requires half street improvements for all
abutting right-of-ways when a building permit is issued. Current cost estimates are $50.00 per
linear foot. This site has 493 feet of frontage along 22 Road and 1224 feet along H Road for
a combined total of 1717 feet which equals $85,850.00 in road improvements required at
today’s costs. Under the Conditional Use permit for this project issued by the County in 1977,
31 RV spaces were approved. To bring this site up to the approved 31 spaces will not require
the petitioner to pay for the half street improvements for 22 Road and H Road. At such time
when more than 31 spaces are built, the current policy for road improvements will be in effect.

Of the 18 additional spaces being requested in addition to the 22 existing RV spaces,
(as shown on the site plan), Staff can only approve 9 additional spaces (or Phase I as
submitted) without requiring half street improvements for both 22 Road and H Road.
Approving the 9 additional RV spaces is also contingent on a signed statement by the
owner that those existing spaces with two hook-ups, currently being used a single RV
space and shown on the site plan as such, will only be used as a single space in the future,
therefore allowing only a total of 31 RV’s in the park at any given time. If on occassion,
two tenants desire to use one of the existing two hook-up spaces jointly, then an additional
space in the park would have to remain vacant for that occupancy period, maintaining the
maximum of 31 RV spaces allowed.

STAFF RECOMMENDATIONS: "See above"



JUNTTION WEST R.V. PARK

AND CAMPGROUND
Exit 26 - Junction of U.S. 6 & 50

793 22 Road
Grand Junction, Colorado 81505
. (303) 245-8531 RECEIVED GPAND JUNCTION .
May 28,1993 PLANNING DEPARTMEND !

1
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David Thornton

Community Development Department
City of Grand Junction } ;
250" N. 5th Street |
Grand “unction, Co. 81501

Dear Mr. Thornton,

T wish to purchase a full copy of Section 5-4-7 of the Zoning and Devel-
opment Code for all’Public Recreational Campgrounds.

Also I will appreciate an answer on the following questions.

1) Has the road improvement, ordinance #2511 applied to all commercial
building permits issued since March20, 1991. If not, why not.

2) The total size of the campground will not exceed five (5) acres.
The remaining nine (9) acres is R. V. and boat storage, which was
established in 1985.

Because of the history of bad odors from Persigo, this area will

not develop into anything more than low grade industrial or commercial
business. What action will have to be taken to sell or develop this

9 acres into mini-storage or something similar?

I will appreciate a reply.

Yours trul
e

R.V. AND BOAT STORAGE

Laundromat - Tenting Area - Recreation Area - Hot Showers - Clean Restrooms



JUNCTION WEST R.V. PARK

AND CAMPGROUND

Bxit 26 - Junction of US. 6 & 50 RECEIVED GRAND JUNCTICH
Grand Junction, Colorado 81505 FLAMNING PLEARTUENT t
(303) 245-8531 "!
May 28, ]993 o |
Review Comments j
File #66-93

Site Plan Review - Junction West R. V. Park
--add nine spaces equipped with sewer, water and electric service.

City Utilities Engineer - A 2 inch water meter with 100-110 PSI
serves the park.

Community Development Department -

1) Junction West is an overnite campground. We do not accept permanent
residents.

2) Federal law limits trailers to 8 foot or under in width.

3) The only time we have had guests stay over 90 days were those

building new homes here. This is a fair rule.

L) The park has a dry camp area and a four space tent area.

5) All R. V. spaces are over 1250 square feet.

6) The ten original spaces on the north are not 50 feet from the road.

The nine new spaces meet these requirements.

7) All parking spaces and interior roads are made of seasoned 3/4 inch
road base. There is no dust.

8) The park is on city sewer.

9) All electric and gas service meet all regulation.

10) One outside public phone is in place.

11) The Colorado Department of Health requires 10 feet for one traffic
lane and 20 feet for a two way traffic lane. These are met.

12) The total developed R. V. area is seasoned all weather 3/4 inch roadbase.
13) Lighting of streets is being met.

14) The service building has six showers, 5 toilets and six basins for
each sex.

15) The soil from St. Mary's +to fill the lagoon was tested. Chemical
fertilizer and orchard grass were planted. We have no ~other dust problems.
16) Campground trees from Michigan were planted in 1986. These are hybrid
poplar-cottonless cottonwood. This keeps branches above R.V. h&igth.
there is a row of 23 trees surrounded by sod farm grass in close proximity
to the nine new spaces.

17) We have a B.F.I. four yard dumpster. This is not screened. All
garbage going into this dumpster 1s in plastic bags to avoid fly problems.
18) We cannot comply with 50 foot from exterior road way in item 6.

19) We have six washers and six dryers.

20)We have swing, slide, teeter totter and tether ball in one area. A
basketball hoop, horse-shoe pit and volley ball in another area.

21) There are no adjoining residential areas.

22) The park has attendants 24 hours per day, 365 days per year.

A permanent record of registrations is maintained.

R.V. AND BOAT STORAGE
Laundromat - Tenting Area - Recreation Area - Hot Showers - Clean Restrooms



II. I need information on road improvement policy:
1) Exactly what road improvements are involved, ie. curbs, gutters,
sidewalks, paving, or what? H Road and 22 Road now exist.

Before the additional spaces are added, a statement will be issued
agreeing to maximum of 31 R. V.'s in the 31 R. V. spaces.

Paul G. Patterson



JUNCTION WEST R.V. PARK

AND CAMPGROUND

Exit 26 - Junction of U.S. 6 & 50 R
793 22 Road F;CEIVEE s N

Grand Junction, Colorado§8 : o
(303) 245-8531

June 4, 1993 e

Vronarrge
e daliid i sy

g

Dave Thorton, C. D. D.
City of Grand Junction
Grand Junction, Co. 81501

¥ cmommarne

Subject: Request for clarification of C. D. D. Staff comments.
Dear Mr. Thorton,
I need clarification on the few items highlighted.

2) Federal law limits R. V.'s to 8 foot in width. Park Models,

(non self contained) exceed this. We have never accepted any park

models in this park. Most newer expensive fifth wheel travel trailers
have electrically operated 3 ft. by 6 ft tip-outs in the rear section

of the unit. These are always located on the drivers side of the trailer.

3) Please specifically give basis for extension. Examples: 1.0f our
six short term monthly spaces, one is occupied by Mr. and Mrs. Harry
Gardner, former residents of the area who now reside in Arizona most of
the year, returning to Grand Junction to visit and vacation with theilr
family members still residing here. MNMr. and Mrs. Gardner plan to return
to Arizona in the early fall. 2. Mr. and Mrs. Harold Katzenburg are

the only other couple who may go over three months stay as they are

here while Mrs. Katzenburg undergoes chemo-therapy and any resulting
treatment for cancer.

) Any properly run campground will keep tents separated from all others.
The new spaces, 21-29, 40 ft. X 35 ft.,are designed for units not
reqguiring sewer, but wanting electricity. This could be an independent

( totally self contained) or a custom van that needs rest rooms and
electricity, (dependent units.) Many of these vans are in the $30,000
to $40,000 range and are equiped with toillet facilities, Wwut no showers.

5) Need "camping sites" defined. Our very smallest sites, 35 ft. X 40 ft.
are larger than most sites at K. 0. A., Fruita Junction and Big J. This

is 1400 sg. feet. The Colorado Department of Health specifies 900 sq.

feet for tent sites.

6) There are 18,000 commercial (modern) campgrounds listed in Trailer
Life Directory and Woodalls Campground Directory. None of these could meet
the 50 ft. spacing/ 8 ft. spacing without removing the vast majority of
all spaces. Example:

R.V. AND BOAT STORAGE
Laundromat - Tenting Area - Recreation Area - Hot Showers - Clean Restrooms



1. Our new nine spaces 31-39 are 60 ft. long and 35 ft. wide pull through
spaces equipped with 50 amp electric serviee for large units. 8 ft.
spacing from each end reduces the 60 ft. space to 44 ft. A 35 ft. Air-
stream pulled by a 20 ft. van will not fit. A 35 ft. $200,000 motorhome
pulling a tow vehicle will not fit.

2. The new 40 ft. spaces minus 16 ft. equals 24 ft. Nothing fits.

The colorado regulations call for 25 ft. spacing from a public
highway. A fifty foot spacing would eliminate the whole north row.

Monument Campground was engineered to meet Mesa County and the Colorado
Department of Health Campgound Regulations in 1977. 1In 1985, the Mesa
County Planning Department reviewed the 26 page Colorado Campground
Regulations with me. While we have spent thousands of dollars renovating
the park, installing city sewer, removing the lagoon and planting 43
trees, nothing has been changed since 1985.

There are only two private businesses that inspect and rate campgrounds
in the United States:

1. Trailer Life Directory. Has Good Sam Club with 1,500,000 members.
Has strict standards for facilities, cleanliness and environmental. Of
the 18,000 campgrounds rated by their teamg, 195 are in Colorado. Of
the 195, one has a rating of 10, seven a rating of 9.5 (these are

newer campgrounds) and 19 have a rating of 9. We are one of those rated
9, and carry the highest rating in Mesa County. If we had a rating of
under 9, we would be bankrupt.

2. American Autcomobile Association. Has about 32,000,000 members. You
must meet all inspection requirements or you cannot be included in

their directory. Only Junction West and Clifton K. O. A. meet their
standards. No other campgrounds in the area are considered for their
directory.

I am hoping the above helps and I will appreciate clarification.




W /@w« %27{.”

FILE: #66-93 Grand Junction West RV Park

DATE: May 25, 1993

STAFF: David Thornton

STAFF COMMENTS: P
I. The following standards are required by Section 5-4-7 of the Zoning and Development Code
for all Public Recreational Campgrounds. Please respond in writing to each standard as to
how the Grand Junction West RV Park meets these requirements.

1. Campgrounds shall not be used as permanent residences except for the owner or
manager and permanent maintenance personnel.

2. Towed vehicles within the campground shall not exceed eight feet in w1dth

/ 3. No person shall stay in any campground more than ninety (90) days per calendar

year. Extensions for one additional ninety-day period may be granted by the administrator on
an individual basis. An extension shall be requested, in wrltlng, by the owner or manager of

[y

the campground. - - ; ) prig o g
4. Separate camping areas shall be mamtamed for mdependent units, dependent units,
and tents. 7 s .

V5. Camping 51tes shall be a minimum of one thousand two hundred fifty (1.250) square
feet and al least 25 feet in width. /-

L~ 6. Campsites shall be spaced so that tﬁere is at least: ten feet between sites; eight feet
from the interior roadways; ij feet from exterior roadeys and fifteen feet from property
lines. e . R ")

/ 7. Parklng spaces and interior roadways shall be paved or treated to reduce dust.
8. Sewage facilities shall be connected to a public sewer collection and treatment

system. (
9. If provided, electric and gas service shall meet all state and local electric and gas

regulations. All utilities shall be underground.
10. At least one public telephone shall be provided.
11. Interior roadways must comply with Colorado Department of Health standards in
addition to the requirements of this code.
/ 12. Walkways within the campground area shall be at least 4 feet wide with an all-
weather surface.
"1, 13. Streets and walks shall be lighted every four hundred feet, conforming to the
overall design of the campground.
14. Service buildings with restrooms and other facilities shall be provided in
accordance with Colorado Department of Health standards.
15. All areas within the campground must have an acceptable form of groundcover to
prevent erosion and blowing dust.
J 16. One tree of a species suitable for the area shall be provided for each two camping
spaces; and shall be located in close proximity to those spaces.
17. All trash collection areas shall be screened, and protective fencing shall be provided
around hazardous areas.
18. Recreational campgrounds shall comply with all requirements of this Code.



19. At least one clothes washing machine shall be provided for the first ten spaces, plus
one machine per each additional fifteen spaces. One clothes dryer shall be provided per each

20 sp\a%é.
20. Each campground shall provide a recreational area consisting of one hundred and
five square feet per campground space. ! ,
21. Adjoining residential areas shall be screened by a six foot solid fence.
22. Each campground shall provide at least one full-time attendant. A permanent

record of registrations must be maintained.

II. The Zoning and Development code currently requires half street improvements for all
abutting right-of-ways when a building permit is issued. Current cost estimates are $50.00 per
linear foot. This site has 493 feet of frontage along 22 Road and 1224 feet along H Road for
a combined total of 1717 feet which equals $85,850.00 in road improvements required at
today’s costs. Under the Conditional Use permit for this project issued by the County in 1977,
31 RV spaces were approved. To bring this site up to the approved 31 spaces will not require
the petitioner to pay for the half street improvements for 22 Road and H Road. At such time
when more than 31 spaces are built, the current policy for road improvements will be in effect.

Of the 18 additional spaces being requested in addition to the 22 existing RV spaces,
(as shown on the site plan), Staff can only approve 9 additional spaces (or Phase I as -
submitted) without requiring half street improvements for both 22 Road and H Road.
Approving the 9 additional RV spaces is also contingent on a signed statement by the
owner that those existing spaces with two hook-ups, currently being used a single RV
space and shown on the site plan as such, will only be used as a single space in the future,
therefore allowing only a total of 31 RV’s in the park at any given time. If on occasion,
two tenants desire to use one of the existing two hook-up spaces jointly, then an additional
space in the park would have to remain vacant for that occupancy period, maintaining the
maximum of 31 RV spaces allowed.
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JUNCTION WEST R.V. PARK

AND CAMPGROUND

Exit 26 - Junction of U.S. 6 & 50
793 22 Road
' Grand Junction. Colorado 81505
APPRCVED (303) 245-8531
CAMPGROUND

0 DID OUR CGUESTS FIND OUR CAMPGROUND JANUARY 1 - DECEMBER 31,1991

REGISTRATIONS PERCENT

1. TRAILER LIFE 700 45,2
2. REPEAT VISITS 282 18.3
3. &.A.A.DIRECTORY 219 4.2
4. ROAD SIGNS - 208 13.8
5. WOODALLS S : ' 42 2.7
6. WORD OF MOUTH 38 2.6
7+ ALLSTATE-RAND McNALLY 16 1.0
8. ACORN GAS L7 1.1
$. TELEPHONE DIRECTORY 6
10. COLO.CANMPGROUND ASSN. DIR. 11 .7
11. CAMPING WORLD (WOODALL'S) 3 .2
12. V.C.B. 1 0
13. GRAND JCT. C of C. 1 0
14. WHEELERS 2 1
15. FRUITA WELCOME CENTER 2 1
16. FRUITA C of C. C G
1007

TOTLL REGISTRATION 1548
TO0TAL OVERNIGHT 2148
TOTAL MONTHLY 1863
TOTAL R. V. NIGHTS 4011

R.V. AND BOAT STORAGE

Laundromat - Tenting Area - Recreation Area - Hot Showers - Clean Restrooms

GENERAL STORE
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JUNCTION WEST R.V. PARK

AND CAMPGROUND

Exit 26 - Juncuon of U.S. 6 & 50
793 22 Road
Grand Juncton. Colorado 81505

APPRCOVED (303) 245-8531
CAMPGRQUND
January 18, 1994 INFORMATIONAL

Junction West R. V. Park: An Urban Enroute Xecreational Vehicle Park.
(Tourist Overnight)

Member of:
Colorado Campground Association
National Association of R. V. Parks and Campgrounds-ARVC
Grand Junction Area Chamber of Commerce
Grand Junction Visitor and Convention Eureau
Club 20
Fruita Chamber of Commerce

There are only two assoclations that inspect and rate X. V. Parks and
Campgrounds in the U. S.: Trailer Life Directory (Good Sam) and the
American Automobile Assoclation.

Traller Life inspections rate the following:
a. Restroom construction and cleanliness.
b, PFacilities: roads, hookups, security, recreation, store
and laundry.
c. Visual appeal and environmental cualitly.

---There are 218 K.0.A. and Independent R. V. Parks and Campgrounds
listed in the 1994 Trailer Life directory in Colorado. Only 67
qualified to be "Good Sam Parks", (minimum 7.5 points out of 10.)
---only one R. V. Park 1in Colorado scored "10".(must be less than

TWo years old.)

---only 7 R. V. Parks scored "2.0-9.5".

---only 12 R. V. Parks west orf the Continental Divide scored "9.0-9.5".
---only 2 R. V. Parks in Mesa County scored "2.0-9.5". Junction WesT

R. V. Fark and K. 0. A. Kampground in Clif*ton.

American Automobile Association:

---only 2 R. V. Parks-Campgrounds in the Grand Junction area met
the siringent requirements of construction and cleanlliness to be
listed in the A.A.A. directory: Junction wWest R. V. Fark and K.O.A.
Kampground in Clifton.

Other Facts:
---0Only B. V. Park in Mesa County to guarantee guiet hours from
10:00 p.m. to 6:00 a.m.
a. no registrations or reservations taken after 10:00 p.m.
and front gates closed for security.
©. no dogs In tents, no outside dcgs and no dogs left
unattended, whiéh eliminates tarking problems.
---Junction West is the only R. V. Park in liesa County that has
never csolicited or accepted permanent residents.(since 1985)
---Junction West has fence on the north and cement ditch on the east

R.V. AND BOAT STORAGE



JUNCTION WEST R.V. PARK

AND CAMPGROUND
Exit 26 - Junction of U.S. 6 & 50

793 22 Road
Grand Juncuon. Colorado 81505
APPRCVED (303) 245-8531
CAMPGROUND
INFORMATIONAL
Page 2

to keep late night vehicles out.

---total demand for tent spaces from June through September is
approximately 10 per month. Tents are accepted on a nightly basis
onlyand must be removed each day. No person is permitted to sleep

in the open. (safety)

---Junction West is the only R. V. Park in Mesa County ToO guarantee

35 ft. width between recreational vehicles and 100% pull through spaces.
---Junction West has had several hundred guests stay here in R. V.'s
while buying property, building homes, or looking for property.
---Junction West has a general store with an average $10,000 inventory
for the convenience of our guests.

Statistics:

---1993 R. V. unit nights 3986. Total guests 8521.
---1987 through 1992 R. V. unit nights 24490. Total guests 51,851.
---1985-1994 Fire Department calls: None
---1985-1994 Disturbance calls: None
---1985-1994 vVehicle accidents on property: None
---1985-1994 Personal injuries: None
---1985-1994 Insurance claims: 1992-Bill Board blew down in high winds.
---1985-1994 Calls to Mesa County Sherriff: None
---1992-1994 Calls to Grand Junction Police Department:
1992-thief in park 3:00 a.m. (april)
1993~ =wo ticycles chained %o table near 22-Road taken during
night., A billfold left on top of 2 plck-up Truck was
lost tetween Junction West and Acorn Convenlence Store.
1694-Attempted theft of Junction West air compressor.

\

(2:40 p.m.-january 5.)

---Approximately 50 R. V.'s are in the 23 acre, security fenced,
storage area. Four R. Z. A. vapor lights are in place. Fence sensors
are in place every 40 feet and bring an alarm into the office in
case anyone should try to tamper with, cut or Jjump The fence. No
thefts or attempted theft have occured since opening storage in 1985.

---Tourist dollars: A tourist enroute will average $100 per day spent
in the community. Junction West had approximately 24000 R.V.unit nights
in 1993, or $400,000. "he park will average 10,000 unit nights-April
througn Cctober-when it completes its development <o 60 spaces on

6 acres. This will equate to $1,000,000 per year in tourist dollars
spent i1n the Grand Junctlion area.

R.V. AND BOAT STORAGE



JUNCTION WEST R.V. PARK

AND CAMPGROUND é:Dh
Exit 26 - Junction of U.S. 6 & 50
793 22 Road Samnark
Grand Junction, Colorado 81505 @
APPRCVED (303) 245-8531 w

CAMPGROUND
August 28, 1995

Kathy Portner

Grand Junction Community Development Department
250 North 5th Street

Grand Junction, Co. 81501

Subject: Subdividing 13.93 acres at Junction West R. V.
Park, 793-22 Road.

Dear Kathy,

Will appreciate your advising what procedure I follow to
subdivide the 13.93 acres.

As you know, we have installed sewer line and manholes
throughout the 13.93 acres.

Ute Water will be replacing water lines south on 22 Road

and adding new water lines going west on H Road starting about
September 15, Fire hydrants are to be installed every 300

feet. My cost has been estimated by Ute Water to be about $6,400.

With the many thousands of dollars we have spent on improvements
it seems economically unfeasable to leave this land idle.

You will note from the "As Built" print that future plans call
for adding 18 more R. V. spaces to the west. This will give

a total of 69 spaces which should be the ultimate size of the
R. V. Park.

The park will then have 7.5 acres, the undeveloped area 6.43 acres.
Will appreciate hearing from you.

Yours tru;y,

ke

7 ;

Vol Yl

Paul G. Patterson

R.V. AND BOAT STORAGE
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Subject: Appca_ ty Council. i

Dear Mr. Timm,

Last May I had to cancel long awaited additions of R. V. spaces
to Junction West R. V. Park because of a demand for $85, 500 cash
up front payment for curbs, gutters, sidewalks and paving that
will either never be constructed or will be constructed affer the
year 2050,

~

w
/¢V§ At that time I was advised that studies were being made by someone
dﬁ* to identify areas to be excluded from the 3 street assessment that
ijg///‘will never have pedestrian traffic to warrant sidewalks, curbs and
r

utters.

//r%)@vpﬂbpersigo Waste Water Plant has a history of bad odors (H,S) that
started in 1985. Development in the nine square miles surrouna¢ng

ngﬁg Persigo has been almost nil since 1985. Malls, retail, food and
W/other commercial businesses will not develop in this envircnzment,
O therelore there will never be a need for sidewalks in this area.

v
QM It will not be economlcally possible for this R. V. Park tTo pay
f $85,500 for improvements it will never receive.

The R. V. Park also cannot continue indefinitely to operate as a
seasonal tourist urban enroute recreational vehicle park with 31
spaces that are empty from November to April each year. 31 spaces
will not generate enough income to cover operating expenses and a
return on our $400,000 investment. We must have more spaces!

Two other problems to be resclved are:

---The two principal reasons we wanted annexed into Grand Junction
were for minimum acceptable road maintenance and some semblance

of traffic control.

With the flagpole annexation none of H Road, one half of 22 Road
and the north 500 feet of 213 Road were not annexed.

R.V. AND BOAT STORAGE



Until the streets are annexed we will not receive city services as
promised. We are on Ute Water, have police coverage on our private
property but not the roads, and found B. F. I. dumpster service

to be of better quality and cheaper than city trash service.

---We were county zoned Light-Commercial plus Conditional Use
Campground. The Conditional Use restricted the R. V. Park to 31
spaces until we went off the aeration pond and onto a better
sewer system. We attached to Persigo system 1in 1992. We should be
zoned 1dentical to our competitor K. 8. A., the only other urban
enroute park in the area. Instead, the planning department has
added 22 more conditions, most of which are duplication of the
Colorado Campground Regulations, but some of which cannot be met
by any of the 18,000+ K. 0. A. and other independent R. V. Parks
in the U. 3. No member of the planning department has made a
premise visit to this park.

The R. V. Park was engineered and constructed to comply with the

Colorado Department of Health "Standards and Regulations for

Campgrounds and Recreation Areas", adopted March 15, 1976. These

Colorado standards and regulations can be found word for word

in Planning Advisory Service Report # 326 of the American Socilety
géé of Planning Officials , Zoning for Recreational Vehicle Parks.

g&ﬁ?k&\ygll cities should have a recreation vehicle park ordinance to
regulate zoning and siting which are not cowvered by state regulations.
Grand Junction has no such ordinance.

31@ In summary, the Planning Department refused to issue any building
permits for any reason which stops all growth and improvements. It

2 MM' also makes it impossible to sub-d:ivide, add any additional

$ commercial functions and makes the property completely unsalable.

If there have not been any changes 1n the above since May 1993, we
are planning to appeal to the City Council in February of this year.

One more important request: I need to kng e identity of the Mesa
County employee who initially ordered the $85,500

assessed against this property.

Yours truly,




FILE: #66-93 Grand Junction West RV Park
DATE: May 25, 1993

STAFF: David Thomton

STAFF COMMENTS:

I. The following standards are required by Section 5-4-7 of the Zoning and Development Code
for all Public Recreational Campgrounds. Please respond in writing to each standard as to
how the Grand Junction West RV Park meets these requirements.

1. Campgrounds shall not be used as permanent residences except for the owner or
manager and permanent maintenance personnel.

2. Towed vehicles within the campground shall not exceed eight feet in width.

3. No person shall stay in any campground more than ninety (90) days per calendar
year. Extensions for one additional ninety-day period may be granted by the administrator on
an individual basis. An extension shall be requested, in writing, by the owner or manager of
the campground.

4. Separate camping areas shall be maintained for independent units, dependent units,
and tents.

5. Camping sites shall be a minimum of one thousand two hundred fifty (1.250) square
feet and al least 25 feet in width.

6. Campsites shall be spaced so that there is at least: ten feet between sites; eight feet
from the interior roadways; fifty feet from exterior roadways; and fifteen feet from property
lines.

7. Parking spaces and interior roadways shall be paved or treated to reduce dust.

8. Sewage facilities shall be connected to a public sewer collection and treatment
system.

9. If provided, electric and gas service shall meet all state and local electric and gas
regulations. All utilities shall be underground.

10. At least one public telephone shall be provided.

11. Interior roadways must comply with Colorado Department of Health standards in
addition to the requirements of this code.

12. Walkways within the campground area shall be at least 4 feet wide with an all-
weather surface.

13. Streets and walks shall be lighted every four hundred feet, conforming to the
overall design of the campground.

14. Service buildings with restrooms and other facilities shall be provided in
accordance with Colorado Department of Health standards.

15. All areas within the campground must have an acceptable form of groundcover to
prevent erosion and blowing dust.

16. One tree of a species suitable for the area shall be provided for each two camping
spaces, and shall be located in close proximity to those spaces.

17. All trash collection areas shall be screened, and protective fencing shall be provided
around hazardous areas.

18. Recreational campgrounds shall comply with all requirements of this Code.



19. At least one clothes washing machine shall be provided for the first ten spaces, plus
one machine per each additional fifteen spaces. One clothes dryer shall be provided per each
20 spaces.

20. Each campground shall provide a recreational area consisting of one hundred and
five square feet per campground space.

21. Adjoining residential areas shall be screened by a six foot solid fence.

22. Each campground shall provide at least one full-time attendant. A permanent
record of registrations must be maintained.

II. The Zoning and Development code currently requires half street improvements for all
abutting right-of-ways when a building permit is issued. Current cost estimates are $50.00 per
linear foot. This site has 493 feet of frontage along 22 Road and 1224 feet along H Road for
a combined total of 1717 feet which equals $85,850.00 in road improvements required at
today’s costs. Under the Conditional Use permit for this project issued by the County in 1977,
31 RV spaces were approved. To bring this site up to the approved 31 spaces will not require
the petitioner to pay for the half street improvements for 22 Road and H Road. At such time
when more than 31 spaces are built. the current policy for road improvements will be in effect.

Of the 18 additional spaces being requested in addition to the 22 existing RV spaces,
(as shown on the site plan), Staff can only approve 9 additional spaces (or Phase I as
submitted) without requiring half street improvements for both 22 Road and H Road.
Approving the 9 additional RV spaces is also contingent on a signed statement by the
owner that those existing spaces with two hook-ups, currently being used a single RV
space and shown on the site plan as such, will only be used as a single space in the future,
therefore allowing only a total of 31 RV’s in the park at any given time. If on occasion,
two tenants desire to use one of the existing two hook-up spaces jointly, then an additional
space in the park would have to remain vacant for that occupancy period, maintaining the
maximum of 31 RV spaces allowed.
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Mr. MakaAchen, Clty Manager N \ \‘VK"
City of \Grand Junction :
250 N. 5th Street

Grand Junction, Co. 81501

Subject: Addition of R. V. spaces at Junction West R. V. Park.

Dear Mr. Achen,

My wife and I purchased the Monument Campground in September, 1985 from
Intra West Bank. During the 1977-1982 boom it operated as a shanty-town
type park and was filled with permanent residents. When the bust came 1t
went into bankruptcy and foreclosure.

We spent the next several years restoring the park and turning it into
a seasonal tourist overnight park with no permanent residents.

A conditional use permit issued by Mesa County in 1977 limited the park
to 31 spaces for R. V.s, until it tied on to a sewer system other than the
aeration pond.

I sent a letter to Greg Trainor February 14, 1990 explaining our desire

to be annexed to the city and to be attached To the Persigo Sewer System.

I worked with Bill Cheney from that point on. Engineering was completed

in 1991 and we attached to the Persigo system in May of 1992. We paid

the full cost of construction for the seven manhole system, and then turned

it over to the city, along with 3 acre of 15 foot easements.

In December 1992, I purchased 500 truck loads of fill dirt (5,000 cubic
yards) from United Sand and Gravel. They filled and packed the % acre
aeration pond.

On March 6, 1993 I contracted with W. H. Lizer and Associates to re-engineer
the area south of the service building for the addition of two (2) rows
of nine (9) R. V. spaces. This originally was engineered for fifty (50)
spaces by Western Engineers in 1972.

Engineering was to be complete by March 16 and construction was to be
ompleted by May 1, the start of our season.

I took a copy of my sketch plan along with a two page letter outlining
our plans to Dave 1n the development office on April 5, 1993.

I didn't receive the engineered drawings from Lizer until May 12. On May
13 I delivered five (5) packets to Dave in the Community Development Dept.

R.V. AND BOAT STORAGE
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On May 24 Dave advised that under ordinance #2511, adopted March 20, 1991,
I would have to pay $85,000 for 1717 feet of street improvements on H Road
and 22 Road before I could add to the 31 spaces.

This ordinance 1s for developers, I am not a developer. I also do not
have $85,000 to add to the several hundred thousands we have invested to
date.

Our plans called for adding eighteen (18) spaces by May 1, 1993, and
twenty (20) additional to the west in 1994. This will complete the
5 acre campground area.

In 1992, the park hal income of $63,688 and expenses of $61,005, excluding
depreciation. All income 1s plowed back into the park. We do not take
any monétary draws. We have two pensions for personal expenses.

If the park is to become profitable and salable, which now it is not, we
must have sixty (60) spaces to work with. We must have a chance to compete
with K. 0. A. in Clifton for tourist groups. We cannot now compete with

31 spaces.

Since we cannot have construction during our three busiest months (June,
July and August) I had to cancel my construction plan with Ben Dowd Con-
struction Company and Bemis Electric.

The only member of the Community Development team to visit the R. V.
Park was Officer Mark Angelo, from the Police Department.

The Grand Junction Development Department apparently does not have a copy
of thez26 page Standards and Regulations for Campgrounds and Recreation
Areas from the Colorado Department of Health.

T am requesting that we not be considered a developer, and be allowed
to proceed with construction later this fall.

Yours truly,

Paul G. Patterson

Attachments:

1) Letter of March 16. Mesa County Planning Commission to W. A. Pitts.
2) Conditional Use Permit 4-11-77.

3) Letter of May 10 to Grand Junction Community Depelopment.

Ordinance #2511 Development Code.

Letter from Kirk Pittman to Patterson Sept.30, 1985.

Registration Data.

Letter from Trailer Life Inspection Team.

~3 O\ I
Nt S e s



Marcih 11, 1977

William A. Pitts

Honument Camper Court, Inc.
793 22 Road

Fruita, CO 81521

Mr. Pitts,

This letter is to inform you that the Mesa County Planning
Commission has recommended approval of your Conditional Use
Permit for an overnight campground facility located at 22 and
X Roads. Please note that this action recommended approval
subject to thne incorporation of an aeration process into the
lagoon-type sewage disposal sgsystem, and that a mauninur of 31
camp units ke installed. It was also 3tated that further ex-
pansion of the total camp facility would require an acceptable
alternate sewage cisposal systen, or hook-up +0 a conventional
sewage disposal line.

Your application is scheduled for a public hearing by the
Mesa County Board of County Commissioners at 11:30 a.m. on
April 11, 1977.

If we may assist you in this matter, please contact tnis
office.

Sincerely,

Jim Clark
Derartment Planner

cc: File #C 24-77

JC/tm
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) Exit 26 - Junction of U.S. 6 & 50
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Grand Junction. Colorado 81505
N (303) 245-8531

May 10, 1993

Grand Junction Community Development
250 North Fifth Street
Grand Jdnction, Co. 81501

Subject: Impact Statement/Project Narrative
Addition/Expansion of Junction West R..V, Park

(L) Proposal: Add 18 recreation vehicle spaces on the
south side of the service building.

The R. V. Park was orilginally engineered for 30 spaces

on the north side of the service building and 50 spaces
on the south, by Western Engineers in 1972. It was
re-engineered in 1977 by Plateau Engineering for Pitt°'s
Campground. 30 spaces were installed on the north. A
Mesa County conditional use permit prevented the addition
of spaces on the south until the park was connected to

a better sewer system. The park connected to the Persigo
sewer system in May of 1992.

The service building has twelve showers, twelve basins,
10 toilets. This is more than enough to meet state require-
ments for a 200 space R. V. park.

(2) Location: 793-22 Road south of the service building.
South 162 feet, north 400 feet.

(3) When is proposal to be developed: Additional spaces
are needed to be in service as close as possible to June 1, 1993.

Junction West 1s a seasonal tourist overnight R. V. Park. Our
season 1s from May 1 thru October 31, (68%). The other
five months account for 32% of ocur business.

The addition will be completed in two phases:

Phase I: Add the south row of 9 spaces (31-39) providing
sewer, water and electric service to each space. 9 sewer tap
fees will be paid prior to start of constructilon.

Midwest power pedestals will be provided gilving the guest a
choice of 50 amp, 30 amp or 20 amp G.F.I. receptacles. Bemis
Electric is the electrical contractor. Grand Valley Rural
Power Co. will provide 400 amp service to a consumer pad.

R.V. AND BOAT STORAGE

Laundromat - Tenting Area - Recreation Area - Hat Showers - Clean Restrooms



Per Gary Mathes, Ute Water Conservancy Digtrict, adequate
water 1s on premise servicedby a 2 inch commercial meter.

Unitéd Sand and Gravel will cover and pack the area,
(100 ft. by 400 ft.) with 4 inches of 3/4 inch road base.

Cedar fencing will be provided in each space 1ldentical to
the north side. A common green belt of grass, 42 ft. wide
and 400 ft. long exists now. 23 hybrid poplar-cottonless
cottonwood shade trees exist now.

Phase II: Add the center row of (9) spaces (21-29). These
will be equipped with water and electric service, but no
sewer connections. ‘

Midwest pedestals will be provided with (2) 30 amp and (1)
20 amp G.F.I. receptacles.

United Sand and Gravel will place 3/4 inch roadbase in
this 80 fagot by 400 foot area. Cedar fencing will be placed
in each space.

(4) Area impacted by the proposal: 3 acres south of the
addition is Brown Enviromental Co., zoned industrial.

The ten acres to the west is part of Junctlon West R. V. Park.
The fifteen acres on the east side of 22-Road is vacant land
zoned industrial.

(5) Compatibility of the proposal in relation to the surround-
ing area and residents: Little impact. R. V.'s presently
enter on 22-Road entrance and exit on H Road exit. No

change in traffic pattern.

(6) The services to be provided both public and private:
Tourist overnight R. V. parking spaces. A 2400 square
foot service bullding now in service Iincludes rest rooms,
showers, laundramat, store and game room.

(7) Special considerations to be addressed: None known.
(8) How the proposal meets the criteria for rezones,

special uses, etc.: The R. V. Park is now zoned commercial.
We were annexed to the Clity February 9, 1992.

Paul G. Patterson
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* AMENDING SECTION 5-4-1(D) OF THE CITY OF GRAND JUNCTION
ZONING AND DEVELOPMENT CODE

RECITALS.

This text amendment clarifies the current language in the code
concerning dedication and improvement requirements for streets,
trails and bikepaths. It will only hold developers responsible
for those streets, rights-of-way and trails and bikepaths that
have been publicly adopted by the City Council and the Metro-
politan Planning Organization. It will clarify the method of
assessing new development that happens to front on a Collector
or Arterial Street. It also allows two modes of improvement
for exterior roads:

(1) at the time of development-half road improvement
(2) after development-escrowed funds for inclusion in a capital
project.

NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE
CITY OF GRAND JUNCTION:

That the Grand Junction Zoning and Development Code be
amended by deleting existing section 5-4-1(D) and replacing it
with the following:

D. A developer shall dedicate to the City such rights-of-way
(e.g., public streets, sidewalks, trails, bicycle paths and
easements) that are needed to serve the area being developed in
accordance with: (a) the Right of Way, Functional Classifica-
tion Map, Grand Junction Urbanized Area dated July, 1983 as it
may be amended from time to time (prepared by the Metropolitan
Planning Organization of Grand Junction/Mesa County and adopted
by the City); and, (b) any sidewalks, trails and/or bicycle
plans or maps that the City may adopt, including riverfront
trails and bikepath maps.

Streets, sidewalks, trails and bikepaths shall be constructed
in accordance with applicable City of Grand Junction standards.
The developer of all developments (except for one single family
house on a single parcel of land) shall be responsible for
one-half road improvements to the center line of all exterior
(abutting and not interior) rights-of-way in accordance with
Sections 5-4-10, 5-4-11, and 5-4-12.

If a development adjoins or abuts a Collector or Arterial
Street, the developer thereof shall be responsible for improv-
ing the street to one-half of a local Residential, Commercial
or Indusrial street section as applicable and as shown on the
adopted City street standards.



In addition, if the traffic to be generated by the development
as determined by the City Public Works Department (based on
"Transportation and Land Development" by the Institute of
Transportation Engineers), is sufficient to warrant construc-
tion of an one-half Arterial or Collector road section, the
street must be improved to such standards.

The developer shall pay to the City that amount of money equal
to the City Engineer’s estimate of the cost of half road im-
provements. In lieu thereof, the City Engineer may require
that the improvements be installed at the time of development.
The developer shall improve the right-of-way.

~ D) !
Introduced this ¢ day of 7 o {ircc.eos , 1991.

14

. oA D /
Passed and adopted this ~¢ day of /7 w¢s - A, 1991,

Py 4‘./7/;‘57/

President of the Cdlincil

ATTEST:
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City Clerk - - j




/MWesa County
Planning

559 White Ave. Rm. 60
Grand Junction, Colorado

81501-2643

(303) 244-1628

"’”‘ﬁfﬁ” g

CERTIFIED RETURN RECEITPT REQUESTED

September 30, 1985

Paul & Penny Patterson
793 22 Road
Fruita, CO 81521

Dear Mr. & Mrs. Patterson:

This letter is to inform you that the Mesa County
Commissioners approved a conditional use permit for
Monument Camper Court Campground on April 11, 1977
with the following conditions:

//%, - That the sewage pond be enclosed completely

by a 6' fence.

N’H fn[hat the trash storage area also bhe enclosed

completely by a 6' fence.
- That a visitor parking area be provided.
— That all landscaping and trees be installed
as per Mesa County Campground Regulations.
—~ Subject to the incorporation of an aeration
process into the lagoon type sewage disposal
system.
A maximum of 31 spaces to be allowed.

It was also stated that further expansion of the
total camp facility would reguire an accept:ble

alternate sewage disposal system or hook-up to a
conventional sewage disposal line.

According to the Mesa County Zoning Regulations at
the time of approval, a conditional use is subiject
to review at any time to assure that the use is in
full compliance with the conditions set forth.

If I can be of help, please give me a call.

Sincerely,

Kirk Pittman
Zoning Administrator

K/ cdw



JUNCTION WEST R.V. PARK

AND CAMPGROUND

Exit 26 - Junction of U.S. 6 & 50
793 22 Road
Grand Juncuon. Colorado 81505
D " (303) 245-8531

0w NID OUR GUESTS FIND OUR CAMPGROUND JANUARY 1 - DECENBER 31,1991

REGISTRAT IONS PERCENT
1. TRAILER LIFE 700 Ls.2
2. REPEAT VISITS 282 18.3
3. &.A.5.DIRECTORY 219 14,2
4. ROAD SIGKS 208 13.8
5. WOODALLS . ' 42 2.7
6. WORD OF MOUTH 38 2.6
7+ ALLSTATE-RaND LicNALLY 16 1.0
€. ACORN GAS L7 1.1
G. TELEPHONE DIRECTORY 9 6

10. CCLC.CAMPGROUND ASSN. DIR. 11 .7

11. CAMPING WORLD (WOODALL'S) 3 .2

12. V.C.B. 1 0

13. GRAND JCT. C of C. 1 0

14. WHEELERS 2 1
5. FRUITA WELCOMZ CENTER 2 1
. FRUIZA C of C. ¥ ¢

100
(991 1992
TCTLL REGISTRATION 1548
TOTAL CVERNIGHT 2148 2343
TOTAL [IONTHLY 1853 JLéo
QAL T V. NIGHTS LO11 Yoox

R.V. AND BOAT STORAGE
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GENERAL STORE
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DATE: May 25, 1993 /e &k A o
Che & { //

FILE: #66-93 Grand Junction West RV Park

STAFF: David Thornton v

e M 7 O -

STAFF COMMENTS:

" - ,
. : ) T MMe )
I. The following standards are required by Section 5-4-7 8 MMen T <

w

for all Public Recreational Campgrounds. Please respo h ?\H . )
how the Grand Junction West RV Park meets these ' ' - A o
1. Campgrounds shall not be used as permane: r

manager and permanent maintenance personnel.

2. Towed vehicles within the campground shall ot caceu wigue seee 1w winai

3. No person shall stay in any campground more than ninety (90) days per calendar
year. Extensions for one additional ninety-day period may be granted by the administrator on
an individual basis. An extension shall be requested, in writing, by the owner or manager of
the campground.

4, Separate camping areas shall be maintained for independent units, dependent units,
and tents.

5. Camping sites shall be a minimum of one thousand two hundred fifty (1.250) square
feet and al least 25 feet in width.

6. Campsites shall be spaced so that there is at least: ten feet between sites; eight feet
from the interior roadways; fifty feet from exterior roadways; and fifteen feet from property
lines.

7. Parking spaces and interior roadways shall be paved or treated to reduce dust.

8. Sewage facilities shall be connected to a public sewer collection and treatment
system.

9. If provided, electric and gas service shall meet all state and local electric and gas
regulations. All utilities shall be underground.

10. At least one public telephone shall be provided.

11. Interior roadways must comply with Colorado Department of Health standards in
addition to the requirements of this code.

12. Walkways within the campground area shall be at least 4 feet wide with an all-
weather surface.

13. Streets and walks shall be lighted every four hundred feet, conforming to the
overall design of the campground.

14. Service buildings with restrooms and other facilities shall be provided in
accordance with Colorado Department of Health standards.

15. All areas within the campground must have an acceptable form of groundcover to
prevent erosion and blowing dust.

16. One tree of a species suitable for the area shall be provided for each two camping
spaces, and shall be located in close proximity to those spaces.

17. All trash collection areas shall be screened, and protective fencing shall be provided
around hazardous areas.

18. Recreational campgrounds shall comply with all requirements of this Code.



19. At least one clothes washing machine shall be provided for the first ten spaces, plus
one machine per each additional fifteen spaces. One clothes dryer shall be provided per each
20 spaces.

20. Each campground shall provide a recreational area consisting of one hundred and
five square feet per campground space.

21. Adjoining residential areas shall be screened by a six foot solid fence.

22. Each campground shall provide at least one full-time attendant. A permanent
record of registrations must be maintained.

II. The Zoning and Development code currently requires half street improvements for all
abutting right-of-ways when a building permit is issued. Current cost estimates are $50.00 per
linear foot. This site has 493 feet of frontage along 22 Road and 1224 feet along H Road for
a combined total of 1717 feet which equals $85,850.00 in road improvements required at
today’s costs. Under the Conditional Use permit for this project issued by the County in 1977,
31 RV spaces were approved. To bring this site up to the approved 31 spaces will not require
the petitioner to pay for the half street improvements for 22 Road and H Road. At such time
when more than 31 spaces are built, the current policy for road improvements will be in effect.

Of the 18 additional spaces being requested in addition to the 22 existing RV spaces,
(as shown on the site plan), Staff can only approve 9 additional spaces (or Phase I as
submitted) without requiring half street improvements for both 22 Road and H Road.
Approving the 9 additional RV spaces is also contingent on a signed statement by the
owner that those existing spaces with two hook-ups, currently being used a single RV
space and shown on the site plan as such, will only be used as a single space in the future,
therefore allowing only a total of 31 RV’s in the park at any given time. If on occasion,
two tenants desire to use one of the existing two hook-up spaces jointly, then an additional
space in the park would have to remain vacant for that occupancy period, maintaining the
maximum of 31 RV spaces allowed.




Copy Distribution - - Permit No. 414D
i ) MESA COUNTY ROAD DEPARTMENT L A
White- Applicant District No.
Yellow—: R(Tad Supcmsnr APPLICATION Road __ H
Blue - District Foreman
FOR DRIVEWAY PERMIT Foreman __ DOUGHERTY
Application Date __OcoPer 28 19 9

i k
Junction West RV Par — (herein called “Applicant’) hereby requests permission and authority

REIXREXAX H Road

from the Road Department to construct a driveway approach(es) on the right-of-way of Mesa County Road
adjacent to his property located on the.. North side of the road, at 900 ft. North of 22 Road

{Direction) -
_._on H Road, Grand Jct., CO for the purpose of obtaining access to __ Business
(Road Name, Number, Jct., City Limit or convenient landmark) (State nature of business)

Applicant submits herewith for the construction and approval of the Department a sketch of the proposed installation showing
all necessary specification detail including, (1) frontage of lot along road, (2) distance from centerline of road to property line,
(3) number of driveways requested, (4) width of proposed driveway(s) and angle of approach, (5) distance from driveway to road
intersection, if any, (6) size and shape of area separating driveways if more than one approach, and (7) setback distance of building(s)
and/or gasoline pump island(s).

The applicant binds and obligates himself to construct and maintain the driveway approach(es) in accordance with the pro-
visions, specifications, and conditions enumerated in this document.

GENERAL PROVISIONS

FIRST: The Applicant represents all parties in interest, and affirms that the driveway approach(es) is to be constructed by him for the

bona fide purpose of securing access to his property and not for the purpose of doing business or servicing vehicles on the road right-

of-way.

SECOND: The Applicant shall furnish all labor and materials, perform all work, and pay all costs in connection with the construction

of the driveway(s) and its appurtenances on the right-of-way . All work shall be completed within 30 days of the Permit date.

THIRD: The type of construction shall be as desigrnated and/or approved by the Road Department and all materials used shall be of

satisfactory quality and subject to inspection and approval of the Department.

FOURTH: The traveling public shall be protected during the installation with proper warning signs and signals and the Department

and its duly appointed agents and employees shall be held harmless against any action for personal injury or property damage sus-

tained by reason of the exercise of the Permit.

FIFTH: The Applicant shall assume responsibility for the removal or clearance of snow, ice or sleet upon any portion of the driveway

approach(es) even though deposited on the driveway(s) in the course of the Department’s snow removal operations.

SIXTH: In the event it becomes necessary to remove any right-of-way fence, the posts on either side of the entrance shall be securely

braced before the fence is cut to prevent any slacking of the remaining fence, and all posts and wire removed shall be turned over to
- the Road Department.

SEVENTH: No revisions or additions shall be made to the driveway(s) or its appurtenances on the right-of-way without the written

permission of the Department.

EIGHTH: Provisions and specifications outlined herein shall apply on all roads under the jurisdiction of the Department.

SPECIAL CONDITIONS
NO CEMENT WILL BE POURED ON COUNTY RIGHT-OF-WAY!!!
!

NO PIPE REQUIRED!I!

In signing this application and upon receiving Department authorization and permission to install the driveway approach(es)
described herein, the Applicant signifies that he has read, understands and accepts the foregoing provisions and conditions and agrees

to construct the driveway(s) in accordance with the accompanying specificati n reviewed and approved by the Department.
\ oy i scortanse wih he y

Witness: (__ AN \L‘,\, ' ( ’ Ll l;Q-' WX o Signed: Wmu e
0 {Sigature of Applicant)

Junction West RV Park/Paul G. Patterson

793 22 Road, Grand Jet., CO 81505
(Address) '
245-8531

{Telephone Number)

PERMIT GRANTED THIS_ __29th __pay oF October 1985 SUBJECT TO THE
PROVISIONS, SPECIFICATIONS, AND CONDITIONS STIPULATED HER%

/ (Superintery\)
NOTE TO APPLICANT: This permit shall be made available at the site where and when work is being &6ne.
APPLICANT PLEASE NOTE: A work sketch or drawing of the proposed driveway(s) must accompany application. No application
will be accepted or processed. nor permit granted, without the required specification plan.

PRESS HARD — YOU ARE MAKING THREE COPIES
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Seciion 1
Definition

Section 2
Intersection

Clearance

Section 3
Sight

Distance

Section 4
Control

Devices

Section 5
Number of

Driveways

Section 6
Property
Line Offset

Section 7
Driveway
Width

Section 8
Approach
Angle

Section 9
Parking
Section 10
Slope of

Drive

Section 11

Drainage

A driveway approach is un tood to be that portion of the highway rig dway between the paveient edge
and the property line whicm designed and used for the interchange of Witic between the roadway pavement
and the abuting property.

At any intersection, a driveway shall be restricted for a sufficient distance from the intersection to preserve the
normal and safe movement of traffic. (It is recommended for rural residence entrances that a minimum intersec-

tion clearance of 50 feet be provided and for rural commercial entrances a minimum of 100 feet be provided.

All entrances and exits shall be so located and constructed that vehicles approaching or using them will be able
to obtain adequate sight distance in both directions along the highway in order to maneuver safely and without

interfering with highway traffic.

The Applicant shall not be permitted to erect any sign or display material, either fixed or movable, on or extend-

ing over any portion of the highway right-of-way.

Generally no more than one approach shall be allowed any parcel of property the frontage of which is less than
one hundred (100) feet. Additional entrances or exits for parcels of property having a frontage in excess or one

hundred (100) feet shall be permitted only after showing of actual convenience and necessity.

All driveways shall be so located that the flared portion adjacent to the traveled way will not encroach upon

adjoining property.

No commercial driveway shall have a width greater than thirty (30) feet measured at right angles to the center-
line of the driveway, except as increased by permissible radii. No noncommercial driveway shall have a width
greater than twenty (20) feet measured at right angles to the centerline of the driveway, except as increased by
permissible radii.

The axis of an approach to the road may be at a right angle to the centerline of the highway and of any angle
between ninety (90) degrees and sixty (60) degrees but shall not be less than sixty (60) degrees. Adjustment will

be made according to the type of traffic to be served and other physical conditions.

The construction of parking or servicing areas on the highway right-of-way is specifically prohibited. Off-the-
road parking facilities should be prbvided by commercial establishments for customers’ vehicles.

The grade‘of entrance and exit shall slope downward and away from the road surface at the same rate as the
normal shoulder slope and for a distance equal to the width of the shoulder but in no case less than ten (10)

feet from the pavement edge. Approach grades are restricted to not more than 10%.

All driveways and approaches shall be so constructed that they shall not interfere with the drainage system of
the street or highway. The Applicant will be required to provide, at his own expense, drainage structures at en-
trances and exits which will become an integral part of the existing drainage system. The dimensions of all

drainage structures must be approved by the Department representative prior to installation.



JUNCTION WEST R.V. PARK

AND CAMPGROUND
Exit 26 - Junction of U.S. 6 & 50

793 22 Road
Grand Junction, Colorado 81505
APPRCVED (303) 245-8531
CAMPGROUND
January 18, 1994
RECBIVED GRAND JUNCTION
Mr. Larry Timm, Director PLANNING DEPARTMENT ;
Grand Junction Community Development Depariment ;
250 North Fifth Street A 1Q"‘w '
S NORY ;

Grand Junction, Co. 81501-2668

Subject: Appeal for relief to City Council. %

Dear Mr. Timm,

Last May I had to cancel long awaited additions of R. V. spaces
to Junction West R. V. Park because of a demand for $85,500 cash
up front payment for curbs, gutters, sidewalks and paving that
will either never be constructed or will be constructed after the
year 2050.

At that time I was advised that studies were being made by someone
to identify areas to be excluded from the 3 street assessment that
will never have pedestrian traffic to warrant sidewalks, curbs and

gutters.

Persigo Waste Water Plant has a history of bad odors (HZS) that
started in 1985. Development in the nine square miles surrounding
Persigo has been almost nil since 1985. Malls, retail, food and
other commercial businesses will not develop in this environwent,
therefore there will never be a need for sidewalks in this area.

It will not be economically possible for this R. V. Park to pay
$85,500 for improvements it will never receive.

The R. V. Park also cannot continue indefinitely to operate as a
seasonal tourisi urban enroute recreational vehicle park with 31
spaces that are empty from November to April each year. 31 spaces
will not generate enough income To cover operating expenses and a
return on our $400,000 investment. We must have more spaces!

Two other problems to be resclved are:

---The two principal reasons we wanted annexed into Grand Junctilon
were for minimum acceptable road maintenance and some semblance

of traffic control.

With the flagpole annexation none of H Road, one half of 22 Road
and the north 500 feet of 213 Road were not annexed.

R.V. AND BOAT STORAGE



Until the streets are annexed we will not receive city services as
promised. We are on Ute Water, have police coverage on our private
property but not the roads, and found B. F. I. dumpster service

to be of better quality and cheaper than city trash service.

---We were county zoned Light-Commercial plus Conditional Use
Campground. The Conditional Use restricted the R. V. Park to 31
spaces until we went off the aeration pond and onto a better
sewer system. We attached to Persigo system in 1992. We should be
zoned 1identical to our competitor K. 8. A., the only other urban
enroute park in the area. Instead, the planning department has
added 22 more conditions, most of which are duplication of the
Colorado Campground Regulations, but some of which cannot be met
by any of the 18,000+ K. 0. A. and other independent R. V. Parks
in the U. S. No member of the planning department has made a
premise visit to this park.

The R. V. Park was engineered and constructed to comply with the
Colorado Department of Health "Standards and Regulations for
Campgrounds and Recreation Areas", adopted March 15, 1976. These
Colorado standards and regulations can be found word for word

in Planning Advisory Service Report # 326 of the American Society
of Planning Officials , Zoning for Recreational Vehicle Parks.

All cities should have a recreation vehicle park ordinance to
regulate zoning and siting which are not covered by state regulations.
Grand Junction has no such ordinance.

In summary, the Planning Department refused to issue any bullding
permits for any reason which stops all growth and improvements. It
also makes it impossible to sub-divide, add any additional
commercial functions and makes the property completely unsalable.

If there have not been any changes in the above since May 1993, we
are planning to appeal to the City Council in February of this year.

One more important request: I need to know the identity of the Mesa
County employee who initially ordered the $85,500 charge to be
assessed against this property.

Yours truly,




JUNTION WEST R.V. _ARK

AND CAMPGROUND

Exit 26 - Junction of U.S. 6 & 50
793 22 Road

Grand Junction, Colorado 81505
(303) 245-8531

APPRCVED
CAMPGRQOUND
January 31, 1994 RECEIVED GRAND JUNCTION
PLANNING DEPARTMENT
Mr. Larry Timm, Director Sreno ]

Grand Junction Community Development Department
250 N. 5th Street .
Grand Junction, Co. 81501-2668 )

Dear Mr. Timm,

As o1 today I have not received a reply from my two letters
to you dated January 18, 1994.

Following the receipt of Dave Thornton's review comments

dated May 25, 1993, which added 22 additional conditions

plus a request for $85,500, I sent a letter dated June 4,

1993 to Dave requesting clarifications. I sent another
letter dated July 3, 1993 to Dave requesting more information.

I have not had one reply in writing since May 25, 1993.

It does not appear likely that the planning department
roadblocks will be resolved soon. This means construction
of the 18 additional spaces cannot be completed in 1994.

My revenue loss 1n 1993 because the nine spaces were not

in service June 1 was a conservative $27,893. My revenue
loss for 1994, assuming the 18 spaces will not be constructed
by the April 1 deadline will be $72,264.

Because of acute housing shortages and heavy construction
activity in Mesa County, you should note that the only two
R. V. Parks that haven't filled with permanent workers

are K.0.A. and Junction West R. V. Park. This means there
will be another shortage of spaces in 1994 to serve the
"Urban Enroute" (tourist overnight) demand.

Yours truly,

Paul G. Patterson

R.V. AND BOAT STORAGE

Laundromat - Tenting Area - Recreation Area - Hot Showers - Clean Restrooms



Grand Junction Community Development Department
Planning * Zoning « Code Enforcement
250 North Fifth Street

February 2, 1994 Grand Junction, Colorado 81501-2668

Mr. Paul G. Patterson (303) 244-1430 FAX (303) 244-1599

Junction West R.V. Park
793 22 Road
Grand Junction, CO 81505

Dear Mr. Patterson:

I apologize for the delay in responding to your letter. We've been
gathering information and will try to address your concerns with
the development requirements for expanding your R.V. park. City
Public Works has identified streets for which half street
improvements would not be required. Those streets identified were
primarily residential streets in developed neighborhoods where
there 1is little likelihood of street improvements. Streets in
undeveloped areas and along major routes and section line roads,
such as H Road and 22 Road, were not included for waiver of half
street improvements. The City is exploring the idea of replacing
the half street improvement fee with a transportation impact fee
this spring, but at this point we have not decided how that fee
will be calculated. This change in the street improvement fee
policy would require formal approval by the City Council.

Regarding your comment on the bad odors associated with Persigo,
Jim Shanks, the Public Works Director, indicates the City has not
had an odor complaint about the plant since 1990 when several
changes were made to the treatment process.

As you know, none of the H Road ROW was included in the annexation
and only the west half of 22 Road was included. That half of 22
Reoad will be maintained by the City or through an agreement with
Mesa County.

Dave Thornton of our office has record of having had a phone
conversation with you on July 9, 1993 and having gone over all the
questions raised by you in your letters dated June 4 and July 3,
1993. The original staff comments dated May 25, 1993 stated the
following:

...Under the Conditional Use permit for this project issued by
the County in 1977, 31 RV spaces were approved. To bring this
site up to the approved 31 spaces will not reqguire the
petitioner to pay for the half street improvements for 22 Road
and H Road. At such time when more than 31 spaces are built,
the current policy for road improvements will be in effect.

@ Printed on recycled paper



FEBRUARY 2, 1994 MR. PATTERSON PAGE 2

Of the 18 additional spaces being requested in addition to the
22 existing RV spaces, (as shown on the site plan), Staff can
only approve 9 additional spaces (or Phase I as submitted)
without requiring half street improvements for both 22 Road
and H Road. Approving the 9 additional RV spaces is also
contingent on a 8s8igned statement by the owner that those
existing spaces with two hook-ups, currently being used as a
single RV space and shown on the site plan as such, will only
be used as a single space in the future, therefore allowing
only a total of 31 RV’s in the park at any given time. If on
occasion, two tenants desire to use one of the existing two
hook-up spaces jointly, then an additional space in the park
would have to remain vacant for that occupancy period,
maintaining the maximum of 31 RV spaces allowed.

So expansion of the park up to 31 spaces could occur without the
provision of half street improvements as per the original approval
of the County Conditional Use Permit. All other conditions as
listed in the staff comments were based on section 5-4-7 of the
Zoning and Development Code which 1lists standards for public
recreational campgrounds.

If you wish to pursue the expansion of the park above the
additional 9 spaces your options are as follows:

1. Proceed with the original proposal and comply with all
conditions as outlined in the staff review.

2. Proceed with the original proposal and regquest a variance from
the half street improvement requirement from the Director of Public
Works. His decision can be appealed to the City Council.

3. Put the project on hold until a new transportation impact fee
system is in place (which may or may not be more favorable for your
development) and resubmit the proposal for review under the new
regulations.

I hope this answers your questions. If you would like to proceed
with one of the above options, or if you have additional questions,
please contact Dave Thornton at 244-1447.

Sincerely,

Larry Timm
Director of Community Development

xc: Mark Achen, City Manager
Jim Shanks, Director of Public Works



JUNCTION WEST R.V. PARK

AND CAMPGROUND

Exit 26 - Junction of U.S. 6 & 50
793 22 Road
Grand Junction. Colorado 81503
APPRGVED (303) 245-8531
CAMPGROUND

March 8, 1994

Mr. Dave Thornton

Grand Junction Community Development Dept.
250 North Fifth Street

Grand Junction, Co. 81501-2668

Dear Mr. Thornton,

In reply to Mr. Timms letter of February 2, 1994 I wish to request a building
permit to add nine spaces, (21-29) equipped with water and electric service
only. (It is too late in the year to attempt to install sewer lines because
of time, cost factors and customer impact.)

I will sign a statement guaranteeing that no more than 31 R.V.s will occupy
the 31 spaces equipped with hook ups at any given time.

Our records for 1993 show that for the months of June, July and August we
had 1589 overnight guests for the 92 day period. This gives an average of
17.27 guests per night.

In addition to those guests in our thirty-one spaces, it includes the tenters,
dry campers and fully self contailned R.V.s that only want a place to safely
park but do not want utilities.

R.V. units that do not want utilities are never placed in the 31 spaces
equipped with utilities.

I am asking that the sentence in Mr. Timms letter saying "therefore allowing
only a total of 31 R.V.s in the park at any given time" be changed to read
a "total of 31 R.V.s in the 31 full hookup spaces at any given time."

Mr. Timm further states that all other conditions based on sectlon 5-4-7
of the Zoning and Development Code be complied with.

Paragraph A(6) of section 5-4-7 states that "campsites shall be sgpaced
eight (8) feet from interior roadways." This is a normal requirement of
public campgrounds such as the Colorado National Monument Campground.

This is not found in any of the states codes for Recreational Vehicle Parks.

0f the 218 private R.V.Parks and Campgrounds in Colorado such as K.0.A.
Campground and Junction West R.V.Park there are over 16,000 spaces. Of these
spaces there are probably not more than 5% that are 60 feet long such as

our proposed spaces 31-39. These pull-thru spaces are engineered for the
expensive 40 foot R.V. with an 18 foot tow vehicle. There cannot be 16 foot
of setbacks without making the space unusable for these long units.

R.V. AND BOAT STORAGE

Laundromar - Tenting Area - Recreation Area - Hot Showers - Clean Restrooms

GENERAL STORE



I am enclosing a copy of the American Society of Planning Officlials Planning
Advisory Service Report #326. This report was published in 1977 and the bulk
of the report was based on Colorado regulations. The centerfold, pages

12 and 13 show a typical pull-through campsite arrangement for overnight parks.
The design of Junction West is nearly identical to this typical park.
Note there are not, and cannot be, 16 foot setbacks.

I am asking that the 8 foot setback on each end be waived. The other set-
back in section 5-4-7 are more than being met with our proposed 18 new spaces.

Paragraph A (5): I strongly recommend that you increase the 25 foot width to
35 Toot for these reasons:

1. The R. V. is 8 foot wide and the awning when extended is 8 foot
wide. Most state regulations consider the awning as part of the R. V.
Most of the expensive new motorhomes and travel trailers now are equilpped
with 3 foot slideouts. Adding the normal 10 foot spacing between R.V.s
this now totals 29 feet.

2. The consumer wants more space, both in width and also longer lengths
of space so he is not forced to unhook his travel trailer or tow vehicle
each night.

Please do not confuse slideouts with "Park Model.trailers". Park models
have been ruled out of the recreational vehicle class by the R.V.I.A.
Three states have recently outlawed use of park models and many more ap-
parently are following suilt.

Assuming the Model Uniform State Code for Recreational Parks and Campgrounds
will be adopted and published in April 1994, it is being assumed that the
A.3.P.0. "Zoning for Recreational Vehicle Parks" P.A.S. Report will be
updated to reflect the many changes in the R. V. industry since 1977.

I am enclosing for your information the 1993 edition of A.N.S.I. A 119.4 and
N.F.P.A. 501D covering Recreational Vehicle Parks and Campgrounds. You
may keep both booklets in your files. I have duplicate copiles.

Mr. Timm listed options to pursue to waive or reduce the $85,500 fee that
has blocked expansion of the park. I will apprecilate your sending forms
necessary to request a variance from Mr. Shanks, Director of Public
Works.

Yours trul

Paul G. Patterson
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COLEMAN, JOUFLAS & WILLIAMS
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John Wiiliams Grand Junction, Colorado 81505

TELECOPY COVER SHEET

DATE: 2/ 2 5’/77
RE: Crand Tet Lest RV ok ORI

DELIVER TO: D( JU\/\‘/!T ‘ y
. q
NAME: Do W/son TELECOPIER NO.: 255~ /%5 ( (%
company: (. S ey NO. OF PAGES: 5
4 - (Including this page)
MESSAGE FROM:
NAME: 356 ﬁ A"m a4~
« P
D LCOMMENTS: Don , Two basiv Sseves. Fov A He B850

Al the ,OY'ch’C;J S W r)07‘ d‘./,sc/u,s_e“a; IﬁI}OQ//y }}/(a z~ ndé’v:/{‘md(

thot M Road “wWore net annexed, Why i Gy Immpasing Sees For o fbunty Rund ?
Seond Yesug, Pavi PaHevion /& ogeya}'rne an /z’\) p’n’}s’ noh s ()"Mp?YDMn&

Sorns /"Fou?n" should be qwcn }a R\ Yeeujé;u_n‘L por m»"pm/coYM}t: ("fmeYawnA ?’Pjs,

z Wamé I e }o diieuss #his wi'th }/ou rn?,ki‘ weﬂ(

PLEASE CHECK TRANSMISSION AFTER LAST PAGE ]S RECEIVED. 1IF NOT

COMPLETELY RECEIVED OR POOR COPIES ARE RECEWE% PLEASE CALL (303) 242-
3311,

OPERATOR
7 3k ok ok sk ok e 3 3K 3K ok ke i i ke o 3k oK 9 0 e ke ok 3K oK oK 3K 3 9% o 3 3k i e ke e o o 3K sk ke ske ke k¢ ok 3 oK oK 3 3K Sk ke 3 5 5 3k S ke 38 o ok ok o o K el e oK K sk ol ok e o e
The information contained in this facsiinile message and/or the document transmitted is attorney-
client privileged work product or otherwise confidential and intended only for the use of the
individual or entity named above. If the reader of this message is not the intended recipient or
the employee or agent responsible to deliver it to the intended recipient, you are hereby notified
that any examination, use, dissemination, distribution or copying of this communication is
strictly prohibited. 1f you have received this comiunication in error, please immediately notify

us by telephone and return the original to us at the above address via the U.S. Postal Service.
Thank you,

40 o 4 0K o A0 A 4o 4o o e 0 e 06 ook A o fe A e e o ofe s ke ot sk o ofe e o ok e ok 8 o e e e e o e o sk ke sl s o e o sl s ok e o ok o s e ofe e o e

RECEIVED GRAND JUNCTION
PLANNING DEPARTMENT

¥

e

T SHT 40! l__'ur‘L-J‘J?x‘:‘r LI o P e 133;4




(',77 A e Wfﬁ/ﬂ.@, (4 toman
-
FILE: #66-93 Grand Junction West RV Park
DATE: May 25, 1993

STAFF: David Thomton

STAFF COMMENTS:
I. The following standards are required by Section 5-4.7 of the Zomng and Development Code
for all Public Recreational Camzgrounds. Please respond in writing to each standard zs to
how the Grand Junction West RV Park meets these requirements,
1. Campgrounds shall not be used as permanent residences except for the owner or
manager and permanent maintenance personnel.
2. Towed vehicles within the campground shall not exceed ejght feet in wxdth
3. No person shall stay in any campground more than ninetv (90) days per calendar
Extensions for one additional ninety-day period may be granted by the administrator on
an 1nd1v1dual basis. An extension shall be requested, in writing, by the owner or manager of
the campground.
4, Separate camping areas shall be maintained for independent units, dependem units,
and tents,
ol¢ 5. Camping sites shall be a minimum of one thousand two hundred fifty (1.250) square
féet and al least 25 feet in width. e have Winimow 3£

Juy plam 6. Campsites shall be spaced so that there is at least: ten feet between sites; eight feet
"i"*; ‘; > %from the interior roadways; fifty feet {rom exterior roadways; and fifteen feet from property
AFiow A lines. :
‘U :\“' :"’_”"“* 7. Parking spaces and interior roadways shall be paved or treated to reduce dust.
;‘i“ a’_’,i’;@'- ! 8. Sewage facilities shall be connected to a public sewer collection and treatment
(L-TAVES
~" system.

9. If provided, electric and gas service shall meet all state and local electric and gas
regulations. All utilities shall be underground.
10. At least one public telephone shall be provided.
11. Interior roadways must comply with Colorado Department of Health standards in
addition to the requirements of this code.
¢losis y 12. Walkways within the campground area shail be at least 4 feet wide with an all-
Paly - -~z weather surface.
LWy 13. Streets and walks shall be lighted every four hundred feet, conforrmng to the
ave avwerd overall design of the campground.
vt bBo - 14.  Service buildings with restrooms and other facilities shall be provided in
accordance with Colorado Department of Health standards.
15. All areas within the campground must have an acceptable form of groundcover to
prevent erosion and blowing dust.
16. One tree of a species suitable for the area shall be provided for each two camping
spaces, and shall be located in close proximity to those spaces.
17. All trash collection areas shall be screened, and protective fencing shall be provided

around hazardous areas.
18, Recreational campgrounds shall comply with all requirements of this Code.  $c ¥ Ao ks i
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19. At least one clolfies washing machine shall be provided™®r the first ten spaces, plus
one machine per each additional fifteen spaces. One clothes dryer shall be provided per each
20 spaces.

20. Each campground shall provide a recreational area consisting of one hundred and
five square feet per campground space.

21. Adjoining residential areas shall be screened by a six foot solid fence.

22. Each campground shall provide at least one full-time attendant. A permanent
record of registrations must be maintained.

1. The Zoning and Development code currently requires half street improvements for all
abutting right-of-ways when a building permit is issues!, Current cost estimates are $50.00 per
linear foot. This site has 493 feet of frontage along 22 Road and 1224 feet along H Road for
a combined total of 1717 feet which equals $85,850.00 in road improvements required at
today’s costs. Under the Conditional Use permit for this project issued by the County in 1977,
31 RV spaces were approved. To bring this site up to the approved 31 spaces will not require

the petitioner to pay for the half street improvements for 22 Road and H Road. At such time

when more than 31 spaces are built. the current policy for road improvements will be in effect.
Of the 18 additional spaces being requested in addition to the 22 existing RV spaces,

(as shown on the site plan), Staff can only approve 9 additional spaces (or Phase I .as -

submitted) without requiring half street improvements for both 22 Road and H Road.
Approving the 9 additional RV spaces is also contingent on a signed statement by the
owner that those existing spaces with :wo hoak-ups, currently being used a single RV
space and shown on the site plan as such, will only be used as a single space in the future,
therefore allowing only a total of 31 RV’s in the park at any given time. If on occasion,
two tenants desire to use one of the existing two hook-up spaces jointly, then an additional
space in the park would have to remain vacant for that occupancy period, maintaining the
maximum of 31 RV spaces allowed.
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W.H. LIZER & ASSOCIATES
Engineering Consulting and Land Surveying
576 25 Road, Unit #8
Grand Junction, Colorado 81505
241-1129

May 17, 1993

Dave Thornton, Planner

City of Grand Junction Planning Department
250 N. 5th Street

Grand Junction, Colorado 81501

RE: Junction West RV Park Sewer Line

Dear Dave,

An error was made in the length of the 6 inch sewer Tine design
for the above referenced location.

Attached is a revised copy for you and for the Utilities Engineer.

Sincerely yours
z%?2¢ﬂvxxy/{§i;4

Wayne H. Lizer P.E., P.L.S.

Attachment

!
RECEIVED GRAND JUNCTICN
PLANNING DEPARTMENT

oy 193
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FILE: #66-93 Grand Junction West RV Park
DATE: May 25, 1993

STAFF: David Thomton

STAFF COMMENTS: _
I. The following standards are required by Section 5-4-7 of the Zoning and Development Code
for cal Public Recreational Campgrounds. Please respond in writing to each standard as to
how the Grand Junction West RV Park meets these requirements.

1. Campgrounds shall not be used as permanent residences except for the owner or
manager and permanent maintenance personnel.

2. Towed vehicles within the campground shall not exceed eight feet in w1dth

3. No person shall stay in any campground more than ninety (90) days per calendar
vear. Extensions for one additional ninety-day period may be granted by the administrator on
an individual basis. An extension shall be requested, in writing, by the owner or manager of
the campground. :

4. Separate camping areas shall be maintained for independent units, dependent units,
and tents.

5. Camping sites shall be a minimum of one thousand two hundred fifty (1.250) square
feet and al least 25 feet in width.

6. Campsites shall be spaced so that there is at least: ten feet between sites; eight feet
from the interior roadways; fifty feet {from exterior roadways; and fifteen feet from property
lines.

7. Parking spaces and interior roadways shall be paved or treated to reduce dust.

8. Sewage facilities shall be connected to a public sewer collection and treatment
system.

9. If provided, electric and gas service shall meet all state and local electric and gas
regulations. All utilities shall be underground.

10. At least one public telephone shall be provided.

11. Interior roadways must comply with Colorado Department of Health standards in
addition to the requirements of this code.

12. Walkways within the campground area shall be at least 4 feet wide with an all-
weather surface.

13. Streets and walks shall be lighted every four hundred feet, conforming to the
overall design of the campground.

14.  Service buildings with restrooms and other facilities shall be provided In
accordance with Colorado Department of Health standards.

15. All areas within the campground must have an acceptable form of groundcover to
prevent erosion and blowing dust.

16. One tree of a species suitable for the area shall be provided for each two camping
spaces, and shall be located in close proximity to those spaces.

17. All trash collection areas shall be screened, and protective fencing shall be provided
around hazardous areas.

18. Recreational campgrounds shall comply with all requirements of this Code.



19. At least one clothes washing machine shall be provided‘t':or the first ten spaces, plus
one machine per each additional fifteen spaces. One clothes dryer shall be provided per each
20 spaces.

20. Each campground shall provide a recreational area consisting of one hundred and
five square feet per campground space.

21. Adjoining residential areas shall be screened by a six foot solid fence.

22. Each campground shall provide at least one full-time attendant. A permanent
record of registrations must be maintained.

II. The Zoning and Development code currently requires half street improvemerﬁs for all
abutting right-of-ways when a building permit is issued. Current cost estimates are $50.00 per
linear foot. This site has 493 feet of frontage along 22 Road and 1224 feet along H Road for
a combined total of 1717 feet which equals $85,850.00 in road improvements required at
today’s costs. Under the Conditional Use permit for this project issued by the County in 1977,
31 RV spaces were approved. To bring this site up to the approved 31 spaces will not require
the petitioner to pay for the half street improvements for 22 Road and H Road. At such time
when more than 31 spaces are built, the current policy for road improvements will be in effect.

Of the 18 additional spaces being requested in addition to the 22 existing RV spaces,
(as shown on the site plan), Staff can only approve 9 additional spaces (or Phase [ as -
submitted) without requiring half street improvements for both 22 Road and H Road.
Approving the 9 additional RV spaces is also contingent on a signed statement by the
owner that those existing spaces with ‘wo hook-ups, currently being used a single RV
space and shown on the site plan as such, will only be used as a single space in the future,
therefore allowing only a total of 31 RV’s in the park at any given time. If on occasion,
two tenants desire to use one of the existing two hook-up spaces jointly, then an additional
space in the park would have to remain vacant for that occupancy period, maintaining the
maximum of 31 RV spaces allowed.




' JUNCTION WEST R.V. P*RK

™ AND CAMPGROUND -
Exit 26 - Junction of U.S. 6 & 50
793 22 Road

Grand Junction, Colorado 81505
(303) 245-853]

May 28, ]993
Review Comments

File #66-93
Site Plan Review - Junc*ion West R. V. Park
--add nine spaces equipped with sewer, water and electric service.

City Utilities Engineer - A 2 inch water meter with 100-110 PSI
serves the park.

Community Development Department -

1) Junction West is an overnite campground. We do not accept permanent
residents. .

2) Federal law limits trailers to 8 fooct or under in width.

3) The only time we have had guests stay over 90 days were those
building new homes here. This is a fair rule.

4) The park has a dry camp area and a four space tent area.

5) All ®. V. spaces are over 1250 square TfeeT.

6) The ten original spaces on the north are not 50 feet from the road.
The nine new spaces meet these requirements. ,

7) All parking spaces and interior roads are made of seasoned 3/4 inch
road base. There 1is no dust.

8) The park is on city sewer.

9) All electric and gas service meet all regulation.

10) One outside public phone is in place.

11) The Colorado Department of Health requires 10 feet for one traffic
lane and 20 feet for a two way traffic lane. These are met.

12) The total developed R. V. area 1is seasoned all weather 3/4 inch roadbase.
13) Lighting of streets is being met.

14) The service building has six showers, 5 toilets and six basins for

each sex.

15) The soil from St. Mary's +to fill the lagoon was tested. Chemical
fertilizer and orchard grass were planted. We have no other dust problems.
16) Campground trees from Michigan were planted in 1986. These are hybrid
poplar-cottonless cottonwood. This keeps branches above R.V. helgth.

there 1s a row of 23 trees surrounded by sod farm grass in close proximity
to the nine new spaces.

17) We have a B.F.I. four yard dumpster. This iz not screened. All
garbage going into this dumpster is in plastic bags to aveid fly problems.
18) We cannot comply with 50 foot from exterior road way in item 6.

19) We have six washers and six dryers.

20)We have swing, slide, teeter totter and tether ball in one 2vea. A
basketball hoop, horse-shoe pit and volley ball in another area.

21) There are no adjoining residential areas.

22) The park has attendants 24 hours per day, 365 days per year.

R.V. AND BOAT STORAGE

Laundromar - Tenting Area - Recreation Area - Hot Showers - Clean Restrooms
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" IT. T need information on road improvement policy:
1) Exactly what road improvements are involved, ie. curbs, gutters,
sidewalks, paving, or what? H Road and 22 Road now exist.

Berore the additional spaces are added, a statement will be issued
agreeing to maximum of 31 R. V.'s 1in the 31 R. V. spaces,

e *~,'/\) |
\{glégfijiéffz;§§1,

Paul G. Patterson



JUN.TION WEST R.V. _ARK

AND CAMPGROUND <

Exit 26 - Junction of U.S. 6 & 50 s:ﬁﬂﬁgm
793 22 Road
Grand Junction. Colorado 81505 @
APPRCVED (303) 245-8531 L)

CAMPGROUND

July 3, 1993

Mr. David Thornton

Community Development Department
City of Grand Junction ;
250 North 5th Street

Grand Junction, Co. 81501

Subject: Half street improvement fee, 793-22 Road.
Dear Mr. Thornton,

will appreciate a response to the following questions about
street improvement fees:

D=

1. I noticed a legal notice about 2 months ago in the Daily
Sentinel where Graff Dairy filed a request for waiver of % street
improvements on 29 Road. What appeal route 1s avallable to me
prior to taking legal action?

2. When % street improvement fees are paid does construction
follow immediately for curb, gutter, sidewalks and paving or is
it probable that improvements will never be added?

3. For the discovery process I will need copies of monthly building
permit summaries for Mesa County and the City of Grand Junction for
each month starting March 31, 1991 through June 30, 1993. Do T

pay the county for coples or the City Clerk? (Residential building
permits are not needed.)

4., Will you confirm my understanding that no building permits of
any kind will be issued for any reason for any part of the fourteen
acres until $85,500 cash up front is paid?

5. Prior to annexation my county zoning was Commercial with a
conditional use for overnight campground. This was the same as
K.0.A, in Clifton except that they did not have a conditional use
since they are on the Clifton Sewer ®ystem. Exactly what is my
zoning now?

6.Since 3 street improvements have never been mentioned in my
County-City relationships from August 1985 to May 24, 1993, and
building permits have been 1ssued from March 1, 1991 to the present
date on this 3 mile square flagpole annexation, I am requesting
the name of the County or City employee who initiated the $85,500

5 street improvement fee against me. Veco Drilling Company next

R.V. AND BOAT STORAGE

Laundromat - Tenting Area - Recreation Area - Hot Showers - Clean Restrooms



door added a major bulilding addition last fall, and this is just
one of many.

Thank you for your attention to this matter.
Yours truly,

(ot [

Paul G. Patterson
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JUNTTION WEST R.V.¥ARK

AND CAMPGROUND éC::r

Exit 26 - Junction of U.S. 6 & 50 Salggark
793 22 Road
Grand Junction, Colorado 81505 @
APPRCVED (303) 245-8531 -
CAMPGROUND ‘
/&/ﬂ/ﬁ%é@,&ﬁ(ﬁ/g W&u/
December 28, 1994 v l Zﬂy

1495
Mr. Bill Cheney, Utility Manager

City of Grand Junction

250 N. 5th Street

Grand Junction, Co. 81501

Subject: Sewer tap fees

Dear Bill,

Enclosed 1is a copy of the original 30 space R. V. Park plat.

You may recall that we only paild for sewer taps for 20 of
those spaces at the time we tied into the sewer line in 1992.

We have need to re-activate the other ten spaces.
The spaces were formerly 21-30, but are now 11-A thru 20-A.
I am enclosing a check for $750.00 for these ten outlets.

Also, Wayne Lizer was to send an "as built" of our ten spaces
on the south.

There were three changes to the plans:

1. I elected to install a 4 foot manhole rather than a clean-
out to insure easy maintenance in the future.

2. The print shows the spaces to be 35 foot wide; I increased
those to 36 foot wide.

3. Space #40 was added to give 10 spaces rather than nine.

(@f’*&i& for 10 sewer_ taps fo;_EQg§g_§Q@gaSJmfﬁﬁH%Ljﬁ;:EEEQ;:>
however, we did not pay for the transportation impact fee of

$269.00 for space #40. This is also being enclosed.

Thanks for your help in getting these new deluxe spaces
constructed.

Paul G. Patterson

R.V. AND BOAT STORAGE

Laundromat - Tenting Area - Recreation Area - Hot Showers - Clean Restrooms



JUN~=TION WEST R.V. ~ARK

AND CAMPGROUND éi;;t
Exit 26 - Junction of U.S. 6 & 50 Sampark
793 22 Road
Grand Junction, Colorado 81505 @1
APPRCOVED (303) 245-8531 a
CAMPGROUND

HOW DID OUR GUESTS LOCATE OUR R. V. PARK? JAN. 1 THRU DEC. 31, 1995

REGISTRATTIONS PERCENT

1. TRAILER LIFE DIRECTORY 1128 52.8
2. REPEAT VISITORS 538 25.1
3. A.A.A. DIRECTORY 201 9.4
4. ROAD SIGNS 103 4.8
5. WORD OF MOUTH 50 2.3
6. WOODALL'S DIRECTORY L 2.2
7. TELEPHONE DIRECTORY 12 0.6
8. COLORADO CAMPGRCUND ASSN.DIRECTORY 12 0.6
9. FRUITA WELCOME CENTER 12 0.6
10. ALL OTHERS 35 1.6
2138 100

TOTAL REGISTRATION 2138
TOTAI, OVERNIGHT CAMPER UNIT NIGHTS 3349

TOTAL MONTHLY CAMPER UNIT NIGHTS 2647

TOTAL R.V.CAMPER NIGHTS 5996

TOTAL PERSON NIGHTS 12475
TOTAL PERCENT OCCUPANCY (51 spaces) 32.2%

NOTE: Line #10 includes: vVisitor and Convention Bureau 2
Grand Junction C of C
Rand McNally Directory
Wheeler's Directory
Camping World (Woodall's)

ESooN

R.V. AND BOAT STORAGE

Laundromat - Tenting Area - Recreation Area - Hot Showers - Clean Restrooms



. -

UTE WATER CONSERVANCY DISTRICT
560 25 Road, P.O. Box 460
Grand Junction, CO 81502

Office Treatment Plant
Telephone: 303-242-7491 Telephone: 303-464-5563
FAX: 303-242-9189 FAX: 303-464-5443

July 11, 1995

Paul G. and Mary E. Patterson
793 22 Road
Grand Junction, CO 81505

RE: City Ordinance-required Fire Protection Services

Dear Mr. and Mr

The Ute Water Conservancy District is obligated to comply with adopted City Ordinance
No. 2497, which establishes fire protection standards throughout the incorporated areas of the
City of Grand Junction. This includes and area (see enclosed map) within which Mesa County
records show your ownership or interest in the following property:

Lot No. 43 containing 13.83 acres.

Preliminary cost estimates for this Fire Protection Project are $220,220.00 and includes
water main and fire hydrant installations in sections of 21 2 Road, 22 Road, H Road and Hwy
6/50 west of 21 Y2 Road.

By the terms of an AGREEMENT between the City and the District, the City will provide
1/3 of the project costs, the District will provide 1/3 of the project costs and the benefitting
properties will be assessed 1/3 of the project costs.

The 45 individual properties within this identified project area have a combined total of
163.29 acres, which will be assessed equally on a "per acre basis" as follows:

PRELIMINARY PROJECT COST OF $220,220.00 x 1/3 = $73,406.66
BENEFITTING PROPERTY COST SHARE OF $73,400.006 divided by 103 .29 acres -
$449.54 PER ACRE.

Therefore, the preliminary cost estimate for your acreage would be 13 .83 acres x $450.00
(rounded) = $6:22330 /4 . ¥ -

The District will solicit bids and award a contract for the project in early August. You will
be informed of the actual costs at the earliest opportunity and be given the option of paying your
share in: 1) one lump sum, 2) partial down and the balance in equal monthly installments, or 3)
the entire amount in equal monthly installments. If you choose to pay a part or all of the
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JUNG<ION WEST R.V. [.ARK

AND CAMPGROUND

Exit 26 - Junction of U.S. 6 & 50
793 22 Road

Grand Junction, Colorado 81505
(303) 245 o<

APPRCVED
CAMPGROUND

February 23, 1996 INFORMAT] IQ?‘

Junction West R. V. Park: A traveler en:

Member of:
Colorado Campground Association D TE
National Association of R. V. Par]
Grand Junction Area Chamber of Co
Club 20

Grand Junction Visitor and Conven M T
There are only two associations that ins A ER "L camp-

grounds in the U. S.; Trailer Life Direc

Trailer Life inspections rate the follow
a. Restroom construction and cleanliness.
b. Facllitles:Roads,Hookups,Security,Recreation,3Store and Laundry.

c. Visual appeal and environmental quality.

~-~-There are 209 K.0.A. and Independant R.V.Parks and Campgrounds listed 1n
the 1996 Trailer Life Directory in Colorado.Only 60 qualified to be "Good

Sam Parks", (minimum 7.5 points out of 10.)

---0Only one R.V.Park in Colorado scored "10".{(must be less than two years old)
---0nly 49 R.V.Parks scored "9.0-9.5".
---0Only two R.V.Parks in Mesa County scored
and K.0.A. Kampground in Clifton.

:9.0-9.5. Junction West R.V. Park

American Automobile Assoclation:
---Only two R. V. Parks-Campgrounds in the Grand Junction area met the

stringent requilrements of construction and cleanliness to be listed in the
A.A.A.Directory:Junction West R.V.Park and K.O0.A.Kampground in Clifton.

Other Facts:
---0Only R.V.rark in Mesa County to guarantee quiet hours from 10:00 p.m.-6:00a.

a. No registrations or reservations taken after 10:00p.m.
Front gates closed for security at 10:00p.m.
b. No dogs in tents,no outside dogs and no dogs left unattended which
eliminates barking problems.
---Junction West 1s the only R.V.Park in Mesa County that has never sollicited
or accepted permanent residents (since 1985),
---Junction West has fence on the north and cement ditch on the east to keep
late night vehicles out, (Security) plus locked entrance and exit gates.

Total demand for tent spaces from June through September is approximately

10 per month.Tents are accepted on a nightly basis only and must be removed

each day. No person 1s permitted to sleep in the open. (safely)

---Junction West 1s the only R.V.Park in Mesa County to guarantee 35 It.
width between recreational vehicles and 100% pull-thru spaces.

---Junction West has had several hundred guests stay here in R.V.'s while

R.V. AND BOAT STORAGE

Laundromas - Tenting Area - Recreation Area - Hot Showers - Clean Restrooms



JUNG=ION WEST R.V. F_RK

AND CAMPGROUND

Exit 26 - Junction of U.S. 6 & 50
793 22 Road

Grand Junction, Colorado 81505
(303) 245-8531

APPRCVED
UND
CAMPGRO INFORMATIONAL pg. 2.

buying property, building homes or looking for property.
---Junction West has a general store with an average $15,000 inventory for

the convenience of our guests.

Statistics:
---1995 R.V.Unit nights 5996. Total guests 12475.
---1985-1995 R.V. unit nights 34472. Total Guests 82004.
---1985-1995 Fire Department calls: None
---1985-1995 Disturbance calls: None
---1985-1995 Vehicle accidents on property: None
---1985-1995 Personal Injuries: None
---1985-1995 1Insurance claims: 1992 billboard blew down in high winds
---1985-1995 Calls to Mesa County Sheriff: None
---1985-1995 (Calls to Grand Junction Police Department:
1992--Thief in park 3:00a.m. (April)
1993--two bicycles chained to table near 22 Road taken during night.
--a billfold left on top of a pick-up truck was lost between
Junction West and Acorn Convenience Store.
1994--Attempted theft of Junction West air compressor. Jan.5-2:40p.m.

---Approximately 50 R.V.'s are in the 23 acre, security fenced storage
area. Four R.E.A. vapor lights are in place. Fence sensors are 1n place
every 40 feet and bring an alarm into the office in case anyone should
try to tamper with, cut or jump the fence. No thefts or attempted

theft have occured since opening storage in 1985.

---Tourist Doll4ars: A tourist enroute will average $100 per day spent
in the community. Junction West had approximately 6000 R.V. unit
nights in 1995, or over $600,000. The park will average 10,000 unit
nights April through October wupon completion of 1ts development to

60 spaces on 6 acres. This equates to $1,500,000 per year in tourist
dollars spent in the Grand Junction area.

Paul G. Patterson, owner

R.V. AND BOAT STORAGE

Laundromat - Tenting Area - Recreation Area - Hot Showers - Clean Restrooms



JUNCTION WEST R.V. PARK
AND CAMPGROUND
Exit 26 - Junction of U.S. 6 & 50
793 22 Road
Grand Junction, Colorado 81505
APFRUVED (970) 2428531
CAMPGROUND

January 7, 1998

Ms. Katherine Portner, Planning Supervisor
Grand Junctlon Community Development Department
250 North 5th 3Street

Grand Junction, Co. &1501

Subject: addition of seven (7) sewer risers to existing
Spaces #23 thru #29.

Dear Katherine,
Spaces #21 thru #29 and spaces #31-#40 were engineered in May 1993.

Spaces #21 thru #29 were constructed in March 1994 providing
water and electric facilities. Ten sewer tap fees were paid

for these spaces on January 3, 1995 but construction was delayed
on adding the sewer risers and 4 ft. manhole.

Ben Dowd Excavating Company has scheduled the installations of
these sewer risers for the first week of February. Do I need
another building permit to cover this work?

We have a total of 55 spaces 1n this park and we have paid for
56 sewer tap fees. After adding these 7 risers, we sill still
have a credit of 3 taps for the future.

Attached is a copy of engineering for spaces #21-#29 and #31-#40
for yourand Trent Prall.

Please advise if you need more prints.
Thanks.

Yours truly,

;)
/. )
P S
Paul G. Patterson

P.S. We finished our 14 new deluxe spaces in April! We added
26 pagoda lights around the park that are great walk lights for
the tourists. Stop by if you are in the area.
)4 -
e A
Paul
R.V. AND BOAT STORAGE

Laundromat - Hot Showers - Clean Restrooms



Attachments-Junction West R. V. Park letter of January 7, 1997

5-13-93 City Planning Fee $140.00

3-14-94  Planning Clearance Sp.#21-29

3-24-94  Mesa County Building Permit #52730  $125.00

3-24-94  Permit to Build-Mesa County #048031

3-24-94  Mesa County Inspection Card #048031

1-3-95 CGrand Junction Wa er and/or sewer tap order #8049 $750.00
1-3-95 Grand Junction T easurers receipt #67731  $750.00
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DATE - MR

EQU COMPUTATIONS. ( /{4 /(<

\ oo S

LY

K /r I ‘//, TRy
. 5 N /
’/ - g// b ‘ / -

REV ACCT #

REV ACCT ¢

TOTAL $,/ ' O&

TREASURER RECEIPT #

o772

POWER OF ATTORNEY

YESl ‘ NO

2 MILES BEYOND CITY LIMITS

LN

OTHER INFORMATION -

YES[_ ]

L
No [ ]

\_/'

PAYEES SIGNATURE

DATRE

. Jid j
ACRE WATER AND/OR SEWER TAP ORDER. AR #_ 24H/
"ACCOUNT#_ /1L e L/ SERVICE ADDRESS S — TYPE
I , e i }f 2 s -
PAYEE NAME_ ;" /vl 74, fof /. ~idot BLK SUB SET _UP DATE/ ~
ADDRESS ' 77 v o
1‘ i ,4/,/;: ’\/ = ‘ - - ," -
</ AN A ‘ 7(_‘__””’,/ it - CITY-COUNTY BUILDING INSPECTION
PHONE # AR R 750 MAIN STREET
, GRAND JUNCTION, CO 81501
SERVICE NAME o w2t .
MAILING ADDRESS L ) _
This is to certify that the above service address
/ = o was cleared through City Hall and a sewer permit
DESCRIPTION / . e~ should now be secured at the Building Inspection
7 = '(i,,,,‘ PO Department. IS FO VOID IF NOT USED WITHIN
RS WA A ,//“ Sl O VLRT A e sl THIRTY (30) CALENDAR DAYS.
‘ IMPORTANT

If you have not secured your building permit
within the specified thirty (30) days, you must.
return to City Hall for a new clearance and you
must bring this form with you.

If for any other reason you need a new clearance,

bring the Treasurer’s Receipt with you to City
Hall.

If you have not secured your building permit
within the specified period of time and you re-
turn for a new clearance, it will be necessary
for you to pay an additional amount if there has
been a price increase. The additional amount
would be the difference between what you origi-
nally paid and the price increase.

X

PAYEE’S SIGNATURE F”f =
<0

-9

UTILITY ACCOUNTING
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assessment over time, the obligation will include interest and the time frame will not exceed 120
months (10 years).

NOTE: Errors in property identification, owners of record, or parcel size, as obtained from the
public records of Mesa County, shall not relieve the property or owner from the lawfully
determined monetary obligation that is the subject of this correspondence.

Sincerely,

C.E. Stockton
Assistant Manager
Ute Water Conservancy District






.

—

i

)










-




-
o




.«%ﬁ&,vﬁru\w

PRI WO

i e

SR HEPRE

&gﬁ&cf/ i%?i% Y
S

L R F R A vmguﬁ}\mmﬂ

BRI LB I VR

M

,.//

Tk} BTy Enivm

i

L oy g

oy i o M BT .,a ) =

F PWMM S L SRFON OETE DRI K ’ 3

& m WSO8 A AXELIE aF g

w7 ! :

: : . 42 ®

: : =

TR Ve BGB G, o F )
TR LT 77 S - N Ny

SR BT AP AP ST

G 2

P A S s e R

AiBIOBS FELIITD R

: (Raprar
HOLIEG YO RG BIAOVI JISF
E & # o W
& e
b e ]
e ot gy 3
HoE R S AR R Bk PR
HEE B LEW bl R2ARE gV K Lad LA D 4
e e CERNL
i ARG IRIIR I OvEy
e it s S POE T "
FUADIE ARTELE AT 077 WodA]
- K N AONE Ftiesi s,
Gt i
N B FHRIF A@OLL g N GROBE b £ % Snd
o 1 G . (HHLIZIF GIOCEIEIONE CIRRORG i e
i BEEH BIBLET Phd F BEEGIRES s R
e LI ) AIIZI}
B & Y
K3
’ . F1H srdrag hgméqwéw piiggreiy
TRAR R S s i ol m\,‘\% @& 114 perowb vaden 3 g GO g, w;mm»
okt . ” i . #
v sl o8 W Rspduyeg pad duiog o Sovizesgt it M obspusi O diey : e
Tk T N Axpdurie 4 AP M St () sevy it
: 44 e
5 3
by SRRz Siten merivderes . BES Ktvdn o . LAl
fh e g R Tk P g Z
i w%% x 42 e L s b Bl oitael el 08 e
o (i) ik G i e U R b e
Bave el IO E MR ¢ a—
R xv»w - GIES ..//

i -

5
)
it
o
”
e
.
"o
o)
&
#
e
]
=

ok s e S i s i o e i e w5 B

FHSS S A

2 Favd ¥ B4, s\%
Y s o it

e RBIIIR R TR

AT "y a e 5 : .
3 : B o ‘ﬁ.{.» E g A F
] v B . m
1 3
N e B 3 4
ViR T e i &
| NN A T
L % ¥ au
et Ry " 2 HEHY £
Temn VR Pt i |
T ¥ {IRE 3
- N AR £ & w )
£ R S "
:_m - W W ; ,«.;ﬂ )
mm ] ! ; ; W N e
i . . e . ‘ i m
LAy . BN S B IOEF # &
H m ¢ T
; 5
77 smarne ¢
AT OIS w

PEETRITS

LR L IAIG SR




TR Bak T

FEds A WRLED NOLGOY BHE N0y
SEneod Y
BEVEAE 0L B0 ORI HOT N INIRIC RN,

[N Y

b X

%

g k?ﬁu& FrL lumk

R P, AT N B,

TECF P2 }

N .

ARG IP ST FE O T

R

RRLDIE AT AT P oAl

IS DLIAELE
LR

AIIE AIVLLHEEN OB
— .Q‘MNM\,‘.. \&..Ilu.\..m: PIFLEF2E GABVEIEIGNT AI0PES
? o WU FIANT M UIERSTEE
N Ry
e /g . .
X
ke
poiil o ads sy wwmm
I KEGL 48 LI, e ¢ ﬂ%
AN BT BE SRR BRI 118183 ,«& 4&
oy FLhint i mensras i e 45D S S i
: ~ X 3 i S 18
JERARIN ) KB R evend i Soed St S >
e i Sk
\ % A 3L i Honb i
¢ PILL CHCLIER JVIASIRD. &
j i i
st gt §
T e A i i 3y ¥
% i 5 D —
& B Py LS 7 " e ; mw
5 W b%f R 25 £ 5 5% ¢ o 7 £ .
3 { 3 il N ¥ M
3 . ) / w &
LY B =, . ¥ 5,
dal ] ey T R i :
S8 e L s sy
3y : Ay 4154 i
W & Goreicral H
i - o i1 R i y
TR I RVE P §
4 ww. ; o T ) 3 mi ! S i
. F: AL AR LEIOH TP | DTN |
il \ AR
| / N / 5 Lols
. X o2 s %, s t £
j B e ot i&.&a%& - i 3
m @ w2 o s %3 w2 o 3 g I N
\ i — RiT :
&% s | wy ~
mm;* - e
R M TR i
£8 st s $ 0
iai ) )@wﬁ% i
* m & B TR % i
A 13 W dls
gis Sl P §
Fmredny 21 AT b
LIS F RS
& 48 9
i W W »% :b
N L
< f
&W 2 M e swisiey S
% = M

S0t vk
o
A 8y b
A B GELE PR ﬂmw, i3 &
Lreaey Gl ROl IV W T e Y
I
Gl mw Bk m
o Z2E% - I 4 ¢®
L6 2T Avw ugﬁﬁ.@m ki«.c 4 s
s s o R byl g g
Antiagr qeves pRste N EIIE WEE W 4e 41 BRE
B ISR RO N f IR N e / b TR e
iRy T w
Gt e uﬁ.&%;& oo o st s it s e i s e o T e
% at\ § e B e s o S i s e 7 - = - 75
-4 ( S
FREG LT g
DIRLIAL Y ML Mr,ifii R % ¥
i
PRI By T i~
P sﬂm / i ¥ g J
o / MS B L B o %l BITEY B DL LRTI SIAF Y
««/ % i BIVIRIE F BRIREAS VP OREE PR W
Lo it PLERS
(AL BT LABINE | PIALII TS e LR k) & Sranyd
i pE
O R e e ] e e 2 =
N w 'y Vo ORF. MW E WARE .
VO . E6E IR e i STENS FUIE
R § R T 200 £1a) ERRE SR zé @p W g7
\ wEE A s bisaees T

PEILSS

AT ENGOIIAIE




