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-~ Subdivision 
Plat/Plan 

[ 1 Rezone 

)\1 Planned 
Development 

DEVELOPME r \PPLICATION 
Community DeveJ~.~9nt Department 
250 North 5th Street Grand Junction, CO 
(303) 244-1430 

We, the undersigned, being the owners of property situated in Mesa County, 
State of Colorado, as described herein do hereby petition this: 

PHASE 

Ll'Minor 
(]Major 
[ 1 Resub 

[ 1 ODP 
[ 1 Prelim 
Vf Final 

SIZE LOCATION ZONE 

From: To: 

r 1 conditional use :tttmffffmJ 
[ 1 Zone of Annex mmrmmmmtmrt 

[ 1 Vacation 

Receipt 
Date 
Rec'd By 

1!5 

File No.# 9 3 9 3 
---~=--

LAND USE 

[ ] Right-of-Way 
[ 1 Easement 

OG PROPERTY OWNER fx.f DEVELOPER [_)REPRESENTATIVE 

Hilltop Foundation, Inc 
Name 

1100 Patterson 
Address 

Grand Junction, CO 
City/State/Zip 

244-6007 
Business Phone No. 

Fredrick Schnma:c.:c. Pat "Rdwards 
Name Name 

653 Larkspure Lane 2499 Hwy. 6 & 50 
Address Address 

Grand Junction, CO 81501 Grand Jrnction. CO 
City/State/Zip City/State/Zip 

243-9898 243-0456 
Business Phone No. Business Phone No. 

NOTE: Legal property owner is owner of record on date of submittal. 

We hereby acknowledge that we have familiarized ourselves with the rules and regulations with respect to the preparation of this submittal, that the 
foregoing information is true and complete to the best of our knowledge, and that we assume the responsibility to monitor the status of the application 
and the review comments. We recognize that we or our representative(s) must be present at all hearings. In the event that the petitioner is not 
represented, the item will be dropped from the agenda, and an additional fee charged to cover rescheduling expenses before it can again be placed 

on t~nd nn (\\ 
~A &A.JJ..A kw 

Signature o Person Completing Application Pat Edwards Date • I 

Signature or Property Owner(s) - Attach Additional Sheets if Necessary 
Dennis ;f. Sthal · 

i--



Dorothy Hitt 
1441 Patterson #404 ~ 
Grand Junction, CO 81506 

Dillon Real Estate Co. 
P.O. Box 729 
Grand Junction, CO 81502 

Kay Prewitt 
& Ila Marie Tilton 
1441 Patterson Rd. #103 
Grand Junction, CO 81501 

Dorothy Jenkins 
1441 Patterson Rd. #402 
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Peter James & Ruby Fregetto 
C/O MFRS Hnove Mtg Corp. 
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Warren & Ruth Lowe 
1441 Patterson Rd. #803 
Grand Junction, CO 81501 

Richard Fulton III 
1556 Wellington Ave. 
Grand Junction, CO 81506 

Thelma Moore 
2860 N 15th St. 
Grand Junction, CO 81506 

Barbara Meeker 
1441 Patterson Rd. #503 ,_, 
Grand Junction, CO 81506 

Thelma Smith 
1441 Patterson Rd. #301 
Grand Junction, CO 81506 

Elaine Washington 
1441 Patterson Rd. #501 
Grnad Junction, CO 81506 

Edward Kallio 
1441 Patterson Rd. #701 
Grand Junction, CO 81501 

Alma Melton 
1441 Patterson Rd. #903 
Grand Junction, CO 81501 

Peggy Bray 
2741 Patterson Rd. 
Grand Junction, CO 81506 

Gordon Kissner 
2760 N 15th St. 
Grand Junction, CO 81506 
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Mark Smith 
1411 Patterson Rd. #602 
Grand Junction, CO 81501 

John Phillipe 
4660 Bacon Ave. 
Inver Grove Heights, Minn 

55075 

Harlan Huskey 
1441 Patterson Rd. #303 
Grand Junction, CO 81506 

John Nelson 
1441 Patterson Rd. #504 
Grand Junction, CO 81506 

June & Eldon Miller. 
1441 Patterson Rd. #704 
Grand Junction, CO 81506 

Clarence & Helen Cypher 
1441 Patterson Rd. #1002 
Grand Junction, CO 81506 

John & Lydia Tate 
2726 F Rd. 
Grand Junction, CO 81506 



David Rees 
1441 Patterson Way #702 
Grand Junction, CO 81501 '-' 

Peterson House Assoctates II 
Attn: Mr. Paul Oeier 
212 North Kirkwood Rd. 
St. Louis. Missouri 63122 

James Voytilla 
2449 H Rd. 
Grand Junction. CO 81505 

Paul R. Maf~ey 
1441 Patterson Rd. #101 
Grand Junction. CO 81506 

Bess Jean Russel 
622 30 Rd. 
Grand Junction. CO 81504 

Donald & John Markl 
1441 Patterson Rd. 
Grand Junction, CO 

Gary Bauer 

11502 
81506 

1441 Patterson Rd. #703 
Grand Junction, CO 81501 

Salas & Kathy Salvador 
1411 Patterson Rd. #1001 
Grand Junction, CO 81506 

Wilda Mattson 
1441 Patterson Rd. #1004 
Grand Junction, CO 81501 

Otis & Patsy Testerman 
2710 Patterson Road 
Grand Junction, CO 81506 

John & Margo O'Rourke 
12035 Blackfoot Rd. 
Conifer, CO 80433 

Charles & Jeanne Ll'lnkforcl 
1441 Patterson Rd. #904 
Grand Junction, CO 81501 

Daniel Geer 
1300 Patterson Rd. 
Grand .Junction. CO 81506 

Bookcliff Baptist Church 
2702 Patterson Rd. 
Grand Junction, CO 81506 

Earl Buzzard 
1441 Patterson Rd. #104 
Grand Junction. CO 81506 

Eugene & Judy Stark 
6649 Quay St. 
Arvada. CO 80003 

Wendell Nelson 
3088 Bookcliff Ave. 
Grand Junction, CO 

Harriet Hamlin 
2985 G Rd. 

81502 

Grand Junction, CO 81506 
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Angelina, Agnes, Tylenda 
Mraule 
Box 565 
East Carbon, UT 84520 

Douglas & Debra Frazier 
1241 Bonita Avenue 
Grand Junction, CO 81506 

JKS Partnership 
C/O Charlene A. Semsack 

~ 8026 West 78th Cir. 
Arvada, CO 80005 

Michael Gallegos 
1441 Patterson Rd. 
Grand Junction, CO 81506 

Ben & Mildred Miller 
835 Texas Ave. 
Grand Junction. CO 81501 

Gerald Kelley 
2737 Patterson Rd. 
Grand Junction. CO 81506 

Rutha Hart 
1441 Patterson Rd. #203 
Grand Junction. CO 81506 

Carl & Emily Stewart 
1441 Patterson #403 
Grand J mction. CO 81506 

Charles & June Exner 
1441 Patterson Way #703 
Grand Junction, CO 81501 

Robin & Sandra Cherp 
1441 Patterson Rd. #901 
Grand Junction, CO 81501 

Betty Bray-
2708 Patterson Rd. 
Grand Junction, CO 81506 

Dennis & Paula Owen 
1511 Lowell Lane 
Grand Junction, CO 81506 

George & Lisa Lewellen 
1240 Hermosa Avenue 
Grand Junction, CO 81506 



Maurice Moore 
762 Lewiston 
Aurora, CO 80011 

Irene Schmaltz 
2910 North 13th 
Grand Junction, CO 81501 

Manuel & Evyla Vigil 
302 South Ave. 
Grand Junction, CO 81501 

A.F. Soinski 
1228 Hermosa Ave. 
Grand JXnction, CO 81506 

Agnes_Martin 
2920 N 13th St. 
Grand Junction, CO 81501 

Charles Desrosier 
2643 F~ Rd. 
Grand Junction, CO 81506 

Walter & Naomi Fritzlan 
1243 Bonita Ave. 
Grand Junction, CO 81506 

Patricia & Douglas Dean 
1267 Hermosa Ave. 
Grand Junction, CO 81506 

Housing Authority Of The 
City Of Grand Junction 
2236 N 17th St. 
Grand Junction, CO 81501 

L.A. Brodak 
2741 F Rd. 
Grand Junction, CO 81506 

Margaret Sears 
1441 Patterson Rd. U204 
Grand Junction, CO 81506 

Thomas & Carol Calvert, Jr. 
1257 Hermosa 
Grand Junction, CO 81506~ 

Ronald Evans 
2911 N 14th St. 
Grand Junction, CO 81506 

Kathleen Weber 
1235 Bonita Ave. 
Grand Junction, CO 81506 

John & Aryln Martens 
1502 Lowell Ln. 
Grand Junction, CO 81506 

Mary Mactavish 
P.O. Box 4032 
Grand Junction, CO 81502 

Eugene & Jeannie Rome 
2887 Darla Dr. 
Grand J bction, CO 81506 

Mary Jean Stoner 
1234 Hermosa Ave. 
Grand Junction, CO 81506 

Illa Olsson 
2930 N 13th St. 
Grand Junction, CO 81501 

Robert & Lynn Mock 
2910 N 17th St. 
Grand Junction, CO 81501 

Beverly Kay Heitt 
C/O Beverly Jackson 
664 39 Rd. 
Palisade, CO 81526 

Florence Fortsch 
1441 Patterson Rd. #902 
Grand Junction, CO 81506 

Wanda Willcoxon 
P.O. Box 4836 
Grand Junction, CO 81502 

Carolyn Wilson 
2910 N 14th St. 
Grand Junction, CO 81501 

Victor Perino 
2731 Sierra Vista Rd. 
Grand Junction, CO 81503 

N.E. & Elizabeth Doolittle 
1281 Hermosa Ave. 
Grand Junction, CO 81506 

Dalton & Patsy Garlitz 
631 26 Rd. 
Grand Junction, CO 81506 

Ronald & Valerie Puckett 
1231 Bonita Ave. 
Grand Junction, CO 81501 

Thelma Moore 
2860 N 15th St. 
Grand Junction, CO 81506 

Daniel & Darlene Smith 
1320 Hermosa 
Grand Junction, CO 81506 

Carole Sue Stover 
5320 Pal Mal Ave. 
Temple City, CA 91780 

Violet Roeland 
1441 Patterson Way #201 
Grand Junction, CO 81501 

Peter Tooker 
P.O. Box 932 
Ranier, WA 98576 
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SUBSURFACE SOILS EXPLORATION 

LARGE RETIREMENT RESIDENCE 

ASSISTED LIVING CARE FACILITY 

GARDEN SUITE COMPLEXES 

GRAND JUNCTION, COLORADO 

Prepared For: 

Hilltop Rehabilitation Hospital 
1100 Patterson Road 

Grand Junction, CO 81503 

Prepared By: 

LINCOLN-DeVORE, INC. 
.. 1441 H6tor Street 

Grand Junction, co 81505 

January 29, 1993 
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Hilltop Rehabilitation Hospital 
1100 Patterson Road 
Grand Junction, co 81503 

I 

January 29, 1993 

Re: SUBSURFACE SOILS EXPLORATION 

LARGE RETIREMENT RESIDENCE 

ASSISTED LIVING CARE FACILITY 

GARDEN SUITE COMPLEXES 

Dear Sirs: 

Transmitted herein are the results of a Subsurface Soils Explora
tion for the proposed 104-suite retirement residence, 40-suite 
assisted living facility, and two small garden suite complexes. 

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

Respectfully submitted, 

LINCOLN-DeVORE, INC. 

By: ~!XL~~-~:::::::;;::::== 
Edward M. M9rris, E.I.T. 
Western Slope Branch Manager 
Grand Junctio , Office 

Reviewed by: 

EMM/rl 

~ ' ~. ' 

LDTL Job No. 77443-J 



L 

TABLE OF CONTENTS 

INTRODUCTION 

Project Description, Project Scope, 
Field Exploration & Laboratory Testing. 

FINDINGS 

Site Description, 
General Geology and Subsurface Description 
Ground Water 

CONCLUSIONS AND RECOMMENDATIONS 

General Discussion, 
Open Foundation Observation, 
Structural Fill, 
Preparation of A1reas to Receive Fill 
Fill Material, Placing and Compacting Fill, 
Slope Compaction, Cut Slopes, Density Tests, 
Seasonal Limits, Drainage and Gradient, 

SHALLOW FOUNDATIONS 

DEEP FOUNDATIONS 

Driven Piles, Driven Pile Observation, 
Grade Beams, Lateral Loads, 

CONCRETE SLABS ON GRADE 

EARTH RETAINING STRUCTURES 

REACTIVE SOILS 

LIMITATIONS · 

1-4 

5-10 

11-19 

20-22 

23-27 

28-29 

30-31 

32 

32-33 



r-
i 

t 

L 

INTRODUCTION 

PROJECT DESCRIPTION 

This report presents the results of our 

geoLechnical evaluaLion performed to determine the general sub-

surface condiLions of the site applicable to construction of a 

large T-shaped, 104-suite, multi-story, retirement residence, a 

smaller, 40-suite assisted living care facility. and two small 

garden suiLe complexes. A vicinity map is included in the Appen-

dix of this report. 

To assist in our exploration. we were 

provided with a site description. The Boring Location Plan at-

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

we understand that the proposed 104-

suiLe retiremen~ structure will consist of a three-story, wood-

framed structure with a concrete floor slab on grade. Lincoln 

DeVore has not seen a full set of building plans. but structures 

of this type typically develop wall loads on the order of 2000 to 

3500 plf and column loads on the order of 60 to 90 kips. 

We further understand that the proposed 

40-suite assisted living facility will probably consist of a one 

LO two story. wood-framed structure with a concrete floor slab on 

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

but structures of this type typically develop wall loads on the 

order of 800 to 2000 plf and column loads on the order of 20 to 

30 kips. 

WP also understand that the proposed 

garden suites will consist of a single-story~ wood-framed struc-
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ture with a concrete floor slab on grade. Lincoln DeV'ore has not 

see~ a full set of building plans. but structures of this type 

typically develop wall loads on the order of 800 to 1800 plf and 

column loads on the order of 3 to 10 kips. 

The characteristics of the subsurface 

materials encountered were evaluated with regard to the type of 

construction descriced above. R~commendations are included here-

in to match the described construction to the soil characteris-

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

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

types of construction proposed, other than noted herein, Lincoln 

DeVore should be contacted to determine if the information in 

this report can be used for the new construction without further 

field evaluations. 

PROJECT SCOPE 

The purpose of our exploration was to 

evaluate the surface and subsurface soil and geologic conditions 

of the site and, based on the conditions encountered, to provide 

recommendations pertaining to the geotechnical aspects of the 

site development as previously described. The conclusions and 

recommendations included herein are based on an analysis of the 

data obtained from our field explorations. laboratory testing 

program, and on our experience with similar soil and geologic 

conditions in the area. 

The scope of our geotechnical explora-

tion consisted of a surface reconnaissance, a geophoto study, 

subsurface exploration, obtaining representative samples. labora-

tory testing, analysis of field and laboratory data, and a review 
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oi geologic literature. 

Specifically, the intent of this study 

is to: 

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

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

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

4. Develop geotechnical criteria for site grading and 
earthwork. 

5. Identify potential construction difficulties and pro
vide recommendations concerning these problems. 

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

FIELD EXPLORATION AND LABORATORY TESTING 

A field evaluation was performed on 

January 25 and 26, 1993, and consisted of a site reconnaissance 

by our geotechnical personnel and the drilling of six exploration 

borings. These six exploration borings were drilled within the 

proposed building footprints. as available to Lincoln DeVore at 

the time, near the locations indicated on the Boring Location 

Flan. These six exploration borings were located to obtain a 

reasonably goo~ profile of the subsurface soil conditions. All 

exploration borings were drilled using a CME 45-B. truck-mounted 

drill rig with continuous flight auger to depths of approximately 

2 3 to 7 7 f ~~ e t . Samples were taken with a standard split-spoon 

sampler, California lined sampler. thin-walled Shelby tubes, and 
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by bulk methods. Logs describing the subsurface conditions are 

presented in the attached figures. 

Laboratory tests were performed on 

representative soil samples to determine their relative engi

neering properties. Tests were performed in accordance with test 

methods of the American Society for Testing and Materials or 

other accepted standards. The results of our laboratory tests 

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

the standard penetration test values are presented on the at

tached drilling logs. 
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FINDINGS 

SITE DESCRIPTION 

The project site is located in the 

Southeast QuarLer of the Southwest Quarter of the Southwest 

Quarter of Section 1, Township 1 South, Range 1 West of the 

Ute Principal Meridian, Mesa County, Colorado. More specifically 

the site is located on the northwest corner of the intersection 

of 15th Street and PaLterson Road in Grand Junction, Colorado. 

The siLe is approximately two miles northeast of the main down

Lown business district of Grand Junction. 

The topography of the site is relatively 

flaL, with a slight overall gradient to the south, southwest. The 

exact direction of surface runoff on this site will be con

trolled by the proposed construction and therefore will be varia

ble. In general. surface runoff is expected to travel to the 

storm drainage system of Patterson Road, eventually entering the 

Colorado River. Surface and subsurface drainage on this site 

would be described as poor. 

GENERAL GEOLOGY AND SUBSURFACE DESCRIPTION 

The geologic materials encountered under 

the site consist of alluvial, fine-grained soils, deposited by 

actions of debris-flows originating in the Bookcliffs to the 

northeast. These alluvial soils overlie the Mancos Shale Forma

tion which is considered bedrock in this area. The geologic and 

engineering properties of the materials found in our six explora

tion borings will be discussed in the following sections. 
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This site is on the southern margin of 

an ancient gully feature i~ the Mancos Shale erosional surface. 

This gully feature is a part of the prehistoric Indian Wash 

Drainage and runs generally east, northeast to west, southwest 

and approximately parallels the present-day Horizon Drive align

ment. This gully feature has been filled with low-density, fine

grained soils due to actions of debris-flows. The thickness of 

these fine-grained soils was found to range from approximately 18 

112 fee~ at the southeast corner of the property to approximately 

75 fee~ thick in ~he central and northern part of the property. 

The surface soils on this site consist 

of a series of silty clay and sandy clay soils which are a 

produc~ of mud flow/debris flow features which originate on the 

south-facing slopes of the Bookcliffs. These mud flow/debris 

flow features are a small part of a very extensive mud 

flow/debris flow complex along the base of the Bookcliffs and 

extending to the Colorado River. Utilizing recent events and 

standard evaluation techniques, this tract is not considered to 

be within with an active debris flow hazard area. The surface 

soils are an erosional product of the upper Mancos Shale and the 

Mount Garfield Formations which are exposed on the slopes of the 

Bookcliffs. The soils contained within these mud flow/debris 

flow features normally exhibit a metastable condition which can 

range from very slight to severe. Metastable soil is subject to 

in~ernal collapse and is very sensitive to changes in the soil 

moisture content. Based on the field and laboratory testing of 

the soils on this site, the severity of the metastable soils can 
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be described as low. These soils exhibit medium to medium-high 

consolida~ion characteristics for the anticipated building loads. 

Soil Type I represents the low-density, 

fine-grained alluvial soils on this site. These soils are quite 

stratified. Thin lenses or zones of fine-grained silty sands and 

low plastic clays may be encountered throughout the soil section. 

In general, the upper soil profile as whole will probably quite 

consistent in terms of geotechnical properties. 

This Soil Type was classified as a silty 

clay and clayey silt mixture ICL-MLl under the Unified Classifi-

cation System. This material is of low plasticity, of low to 

mo6erate permeabili~y. and was encountered in a low density, wet 

condition. It undergoes mild expansion with the entry of small 

amounts of moisture, but will undergo long-term consolidation 

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

settle after being loaded. The maximum allowable bearing capaci-

~Y for this soil was found to be 1000 psf, with 150 psf minimum 

dead load pressure required for foundations founded between two 

to five feet below the existing ground surface. The finer 

grained portion of Soil Type No. I contains sulfates in detrimen-

tal quantities. 

The surface soils of Soil Type I are 

deposited over the dense formational material of the Mancos Shale 

Formation of Cretaceous Age. The Mancos Shale is described as a 

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

interbedded fine grain sandstone and limestone layers. some 

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

highly expansive. The maiority of the shale, however, has only a 
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moderate expansion potential. Formational shale was encountered 

in Test. Boring No.s l, j, and 6 at depths of 76 feet, 75 feet, 

and 18 112 feet respectively. Large quantities of soluable sul

fate saits were observed in the fractures and some bedding planes 

of t.he weathered Mancos Shale. It is anticipated that this forma

tional shale will affect the construction and the performance of 

the foundations on the site. 

l!'fu. a. 3 ~o-J• ii ll. It !1?)+.' ~ 'fn>+.· [ [ lJ '1\l/~S ~-: 11. ~ss G. IE ii. >P.-~ 

as a low-plastic, silty clay tCL) under the Unified Classifica

tion system. This soil type was found to be of medium to high 

density. The moisture content varied from approximately 17 X in 

the upper weathered portio~ to under 14 % in the less weathered 

portion of the formation. This soil is plastic and is sensitive 

to changes in mo1sture content. Upon increasing moisture, this 

soil will tend to expand. Expansion tests were performed on 

typ1cal samples of the soil and expansion pressures on the order 

of 1600 to 2200 psi were found to be typical. This material will 

consolidate upon excessive loading. If recommended bearing 

values are not exceeded, such settlement will remain within 

tolerable limits. Assuming a deep foundation system consisting 

of either drilled piers or drive piles is utilized on this site 

and the end bearing is placed a minimum of four feet below the 

surface of the Mancos Shale Formation, the allowable maximum 

bearing value was found to be on the order of 35,000 psf for 

drillec piers and 70,000 psi for drive piles. A minimum dead 

load of 2500 psf end bearing will be required. 

The lines defining the change between 
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soil types or rock materials on the attached boring logs and soil 

profiles are determined by interpolation and therefore are ap-

proximations. 

or may be gradual. 

GROUND WATER: 

A free water table came to equilibrium 

during drilling at 15 to 17 feet below the present ground sur-

!ace. This is probably not a true phreatic surface but is an 

accumulation of subsurface seepage moisture 1perched water). In 

our opinion the subsurface water conditions shown are a permanent 

feature on this site. The depth to free water would be subject 

to fluctuation, depending upon external environmental effects. 

Because of capillary rise, the soil zone 

within a few feet aoove the free water level identified in the 

borings will be guite wet. Pumping and rutting may occur during 

the excavation process, particularly if the bottom of the founda

tions are near the capillary fringe. Pumping is a temporary, 

quick condition caused by vibration of excavating equipment on 

the site. I£ pumping occurs, it can often be stopped by removal 

oi the equipment and greater care exercised in the excavation 

process. In other cases, geotextile fabric layers can be design

ed or cobble sized material can be introduced into the bottom of 

the excavation and worked into the soft soils. Such a geotextile 

or cobble raft is designed to stabilize the bottom of the excava

tion and to provide a firm base for equipment. 

Data presented in this report concerning 

ground water levels are representative of those levels at the 
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time of our field exploration. Groundwater levels are subject to 

change seasonally or by changed environmental conditions. Quanti

tative information concerning rates of flow into excavations or 

pumping capacities necessary to dewater excavations is 

eluded and is beyond the scope of this report. If this 

tion is desired. permeability and field pumping tests 

required. 

not in

informa

will be 



proposed foundations are similar to those encountered in our 

exploraLion borin9s. If the materials below the proposed founda

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

capable of supporting the applied loads, additional recommenda

tions caul~ be provided at that time. 

STRUCTURAL FILL 

PREPARATION OF AREAS TO RECEIVE FILL 

Areas where excavation or fill is 

reguired shall be cleared of trees, stumps. roots, brush, sod, 

topsoil, vegetation and other objectionable materials to minimum 

depth of six ;6l inches, or sufficient to remove all 

detrimentally organic material. The cleared materials, other 

legally than those materials suitable for Lopsoil, shall be 

disposed of. 

Any abandoned, buried structures encoun

tere1 during grading operations shall be totally removed or 

OLherwise rendered harmless for the proposed purposes of the 

fill, unless other specific recommendations have been provided. 

All underground utilities to be abandoned beneath any proposed 

structure shall be removed from within 10 feet of any structures 

and properly capped. The resulting depressions from the above 

described procedures shall be backfilled with soil uniformly 

compacted in accordance with the recommendations in the body of 

this report. This includes, but is not limited to, septic tanks, 

fuel tanks, sewer lines or leach lines, storm drains and water 

lines. 

shall 

Any buried structures or utilities not to be 

be investigated by the Geotechnical Engineer to 

abandoned 

determine 
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if any special recommendation will be necessary. 

All water wells which will be abandoned 

shall be backfilled and capped in accordance with the 

requirements of the Health Department. The top of the cap should 

be at least 4 feet below finished grade or 3 feet below the 

bottom of footing, whichever is greater. The type of cap will 

depend on the diameter of the well and shall be determined by the 

Geotechnical Engineer and;or a qualified Structural Engineer. 

FILL MATERIAL 

Materials placed in the fill shall be 

approved by the Geotechnical Engineer and shall be free of 

vegetable matter, frozen material, and other deleterious 

substances. No material over 6 inches in maximum dimension shall 

be placed in fill unless special recommendations are provided by 

the Geotechnical Engineer. Granular soil shall contain 

sufficient fine material to fill enough voids to provide a stable 

fill. The definition and disposition of oversized rocks, 

expansive and/or detrimental soils are given in the site soils 

report. Expansive soiis, soils of poor gradation, or soils with 

low strength characteristics may be thoroughly mixed with other 

soils only if specific recommendations have been provided by the 

Geotechnical Engineer. Any import material shall be approved by 

th Geotechnical Engineer before being brought to the site. 

PLACING AND COMPACTING FILL 

After clearing or benching, the natural 

ground in areas to be filled shall be observed by the 



Geo~echnical Engineer to determine the presence of any adverse 

unanticipated conditions. The area shall then be scarified to a 

dep~h of 6 inches, cleared of oversized material, brought to the 

proper moisture content, compacted and tested. 

The distribution of the material in the 

fill shall be such as to avoid the formation of lenses, or layers 

of material differing substantially in characteristics from the 

surrounding material. The materials shall be delivered to the 

fill surface at a uniform r2te and in such quantity as to permit 

a satisfac~ory construction procedure. Unnecessary concentration 

of travel tending to cause ruts and uneven compaction shall be 

avoided. Before placing each succsessive layer, all ruts and 

other hollows more than six (6) inches in depth shall be regraded 

an~ compacted. Fill material shall be spread by approved methods 

in approximately horizontal lifts. These lifts shall not be 

greater than eight i8; inches in thickness after compaction. 

Thicker l:fts may be used only if it can be demonstrated ade-

gua~ely in the field, by a test section, that uniform 

can be achieved. The material in each layer, while 

compaction 

being com-

pac~ed, shall be at approxlimately optimum moisture content. as 

de~ermined by ~he Geotechnical Engineer's field representative. 

As moisture is added to the material in 

each layer. it shall be thoroughly mixed into the layer by suit

able equipment prior to compaction. water shall be delivered to 

the soil by means of a spreader bar which distributes the water 

approximately uniformly over the fill area. If, in the opinion 

oi the Geotechnical Engineer, the moisture content cannot be 



uniformly obtained by adding water on the fill surface. the 

moisture shall be added in the borrow excavation. Water used 

during earthwork shall be obtained in accordance with the provi

sions of the regulations of the agency governing the use of water 

and water meters. 

When the moisture content and condition 

of each spread layer is satisfactory. it shall be compacted by an 

approved method to the recommended relative compaction based on 

the appropriate laboratory test. 

SLOPE COMPACTION 

When the slope of the natural ground 

receivin9 fill exceeds 20% !5 horizontal units to 1 vertical 

unit;, the original ground shall be stepped or benched. Benches 

shall be cut to firm, competent soil. The lower bench shall be 

at least 10 feet wide or l l/2 times the· equipment width, 

whichever is greater, and shall be sloped back into the hillside 

at a gradient of not less than two l2) percent. All other 

benches shall be at least 6 feet wide. The horizontal portion of 

each bench shall be 

previously recommended 

slo~es flatter than 

compacted prior to receiving fill as 

for compacted natural ground. Ground 

20% shall be benched when considered 

necessary by the Geotechnical Engineer. 

Fill slopes shall be compacted by 

approved equipment to the relative compaction specified in the 

Geotechnical Report. Compacting the slope surface may be done 

progressively in increments of three to five feet in fill height 

or after the fill is brought to its total height. The interior 
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shall be compacted by the horizontal· methods previously 

outlined. Slopes having a horizontal to vertical ratio steeper 

than 2:1 shall be overiilled by at least 5 feet and then cut back 

to the desired slope ratio. 

CUT SLOPES 

The Geotechnical Engineer will observe 

all cut slopes during the grading operations at intervals 

determined at his discretion. If any conditions not anticipated 

in the geotechnical report, including but not limited to; perched 

water, seepage, :enticular or confined strata of a potentially 

adverse nature, u~iavorably inclined bedding. joints or fault 

planes are encountered during grading. these conditions shall be 

analyzed by the Geotechnical Engineer to determine if mitigating 

measures are necessary. 

DENSITY TESTS 

Field density tests shall be made by the 

representative of the Geotechnical Engineer. The location and 

frequency of the tests shall be at the Geotechnical Engineer•s 

discretion. In general, the density tests shall be made at an 

interval not exceeding two feet in vertical rise and/or 500 cubic 

yards of embankment. If any density test indicates any part of 

the layer does not meet the required density. that portion of the 

layer shall be reworked until the required density is obtained. 

The Geotechnical Engineer will provide a final completion report 

on the fill work. 



L 

SEASONAL LIMITS 

No fill sh1ll be placed, spread or rolled while it is frozen or 

thawing or during other unfavorable weather conditions. When the 

work is interrupted by heavy rain. fill operations shall not be 

resumed until the Geotechnical Engineer indicates that the moist

ure content and density ot the previously placed fill are as 

specified. Fill surfaces shall be scarified and recompacted after 

rainfall, it necessary, to obtain the proper moisture content and 

density within the cover layer at the time of the rain. 

N9 major difficulties are anticipated in 

the course of excavating into the surficial soils on the site. It 

is probable that safety provisions such as sloping or bracing the 

sides of excavations over 4 feet deep will be necessary. Any such 

safety provisions shall conform to reasonable industry safety 

practices and to applicable OSHA regulations. The OSHA Classifi

cation for excavation purposes on this site is Class C. 

We recommend that all backfill placed 

around the exterior oi the building, and in utility trenches 

which are outside the perimeter of the building and not located 

beneath roadways or parking lots, be compacted to a minimum of 

85% of its maximum Proctor dry density (ASTM D 698). 

In general, we recommend all structural 

fill in the area beneath any proposed structure or roadway be 

compacted to a minimum o£ 90% of its maximum modified Proctor dry 

density (ASTM Dl557J. We recommend that fill be placed and 

·~ 
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compacted ac approximacely its o~timum moisture content (+/-2%) 

as determined by ASTM D 1557. Structural fill should be a granu-

lar, non-expansive soil. 

DRAINAGE AND GRADIENT: 

Adequate site drainage should be provid-

ed in the foundation area both during and after construction to 

prevenc tne pending oi water and the saturation of the subsurface 

soils. we recommend that the ground surface around the structures 

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

the buildings. The minimum gradient within 10 feet of the build-

ing will depend on surface landscaping. we recommend that ~aved 

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

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

ed that roof drain downspouts be carried across all backfilled 

areas and discharged at least 10 feet away from the structures. 

Planters, if any, should be so constructed that moisture is not 

allowed to seep into foundation areas or beneath slabs or pave-

ments. 

The existing drainage on the site must 

either be maintained carefully or improved. We recommend that 

water be drained away from structures as rapidly as possible and 

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

that water removed irom one building not be directed onto the 

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

agist or drainage engineer experienced in this area be retained 

to complete a drainage plan for this site. 

Should an automatic lawn irrigation 
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sys~em ce used en ~his site, we recommend that the sprinkler 

heads be ins~alled a minimum of 5 feet from the building. In 

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

system does no~ fail on~o the walls of the building and that such 

water does no~ excessively ~et the backfill soils . 

., 
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SHALLOW FOUNDATIONS 

For structures with wall loads less than 

2000 plf and column loads less than 30 kips, a shallow foundation 

sys~em may perform sa~isfactorily. Assuming that some amount of 

differential movemen~ can be tolerated, then a conventional 

shallow foundation system. underlain by structural fill, placed 

in accordance with the recommendations contained within this 

report may be utilized. The foundation would consist of continu

ous spread footings beneath all bearing walls and isolated spread 

footings beneath all columns and other points of concentrated 

load. Such a shallow foundation system, resting on the properly 

constructed structural fill may be designed on the basis of an 

allowable bearing capacity of 2200 psf maximum. Recommendations 

per~aining to balancing, reinforcing, drainage, and inspection 

are considered ex~remely important and must be followed. Contact 

s~resses beneath all continuous walls should be balanced to 

within + or - 200 psf at all points. Isolated interior column 

footings should be designed for contact stresses of about 150 psf 

less than the average used to balance the continuous walls. The 

criteria for balancing will depend somewhat on the nature of the 

structure. Single-story, slab-on-grade structures may be bal

anced on the basi3 of dead load only. Multi story structures may 

be balanced on the basis of dead load plus one half live load, 

for up to three stories. 

An extensive layer of very soft native 

soils was encountere6 on t~is site. These soils are of extremely 

low density and are not iudged suitable for support of the pro

posed shallow foundation system. Owing to the depths to which 



C~CLUSIONS AND RECOMMENDATI~S 

GENERAL DISCUSSION 

No geologic conditions were apparent 

during our reconnaissance which would preclude the site develop

ment as planned, provided the recommendations contained herein 

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

the knowledge of the proposed construction, the site condition 

which would have the greatest effect on the planned development 

is the quite thick, low-density, compressible soils which overlie 

the Mancos Shale Formation. 

Since the exact magnitude and nature of 

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

the following recommendations must be somewhat general in nature. 

Any special loads or unusual design conditions should be reported 

to Lincoln DeVore so that changes in these recommendations may be 

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

soil conditions and p~oject characteristics previously outlined, 

the following recommendations are made. 

OPEN FOUNDATION OBSERVATION 

Since the recommendations in this report 

are based on information obtained through random borings, it is 

possible that the subsurface materials between the boring points 

could vary. Therefore. prior to placing forms or pouring con-

crete, an open excavation observation should be performed by 

representatives of Lincoln DeVore. The purpose of this observa-

tion is to determine if the subsurface soils directly below the 

1 l 
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this low density soil was encountered and the relatively shallow 

excavation depths anticipated, it is recommended that an overex-

cavation;replacement scheme be used on this site. 

The existing low density soils should be 

removed to a depth oi 3 feet below the proposed bottom footing 

elevation. Once it is felt that adequate soil removal has been 

achieved, it is recommended that the excavation be closely exam-

ined by a representative of Lincoln-DeVore to ensure that an 

adequate overexcavation depth has indeed occurred and that the 

exposed soils are s~itable to support the proposed structural 

man-made fill. 

Once this examination has been complet-

ed, it is recommended that a coarse-grained, non-expansive, non-

free draining man-made structural fill be imported to the site. 

This imported fill should be placed in the overexcavated portion 

oi this site in lifts not to exceed 6 inches after compaction. A 

minimum of 90% of the soils maximum Modified Proctor dry density 

iASTM D-1557i must be maintained during the soil placement. These 

soils should be placed at a moisture content conducive to the 

required compaction ,usually Proctor optimum moisture content ± 

2%!. The granular material must be brought to the required densi-

ty by mechanical means. No soaking, jetting or puddling tech-

niques oi any type should be used in placement of fill on this 

site. To ensure adequate lateral support, we must recommend that 

the zone of overexcavation extend at least 2 feet around the 

perimeter oi the proposed footing. To confirm the quality of the 

compacted fill product, it is recommended that surfa~e density 

2: 
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~ests be ~aKen a~ maxlmum 2 foot vertical intervals. • 

The placement of a geotextile fabric for 

separation be~ween the native soils and the structural fill is 

recommended to aid ~he fill placement and to improve the stabili

~y oi ~he comp:e~ed fill. 

When the structural fill is completed, 

an allowable bearing capacity of 2200 psf maximum may be assumed 

ior proportioning ~he footings. 

It is extremely important, due to the 

na~ure oi da~a ob~ained by the random sampling of a nonhomogene

ous ma~erial such as soil, that a shallow foundation system be 

used only if ali recommendations are strictly followed. All the 

lis~ed recommenda~ions regarding fill compaction, site grading, 

drainage and subsurface water control are exceedingly important. 

CAUTION : Failure to follow these recommendations will void part 

or all of the recommendations contained in this report. 

SETTLEMENT: 

Close estimates of total and 

differential se~~lement will not be provided in this report since 

Lincoln DeVore nas not been given exact foundation loads and 

building configurations. Upon completion of the structural plans, 

~he predicted set~lements can be supplied upon request. 
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DEEP FOUNDATIONS 

Because of the high loads associated 
r -

l with the large 104-suite retirement residence and possibly the 

40-suite assisted living facility, we recommend the use of a deep 

foundation system consisting of either drilled piers or driven 

piles, penetrating the bedrock. Since the site is relatively wet 

and the overlying silty clayey soils are quite soft, problems 

with seepage, hole squeezing and caving are anticipated. There-

fore, it is recommended that the use of drive piles be considered 

for this site. Although a drilled pier system can be used, the 

problems associate~ with the wet, soft soils could affect the 

proper drilling and concrete placement of the piers. ·rherefore, 

this report will consider only driven piles. If information 

concern1ng dri1lej piers is desired, it can be supplied upon 

request. 

DRIVEN PILES: 

We recommend that driven piles bear in 

the competent materials of the underlying Mancos Shale Formation. 

We anticipate that pile driving refusal will be encountered 

within a few feet of penetration into the relatively unweathered 

Mancos Shale Formation. Unweathered Mancos Shale is generally 

considered to have SPT blow count greater than 40 for 12 inches. 

Based on a static analysis, piles driven to refusal may be de-

signed for an allowable tip bearing capacity of 35 to 50 tons. 

To determine the bearing area of the pile, the area including the 

space betw~en the flanges may be included. For example, an HB-12 

pile may be assumed to have an end area of approximately 1 square 

L 
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ioo~. 'A round, c~osed-end pipe pile bearing area would be the 

~ile driving refusal should be 

de~ermined by cur re;resentative in the field. Generally, pile 

~r:ving refusa~ :s ~aKen as a maximum of 15 blows per inch. If 

pile gro~ps are ~sej, the overall capacity oi the pile group 

sho~lj be reju~e! 1~ accordance with the appropriate efficiency 

iormula .such as ~he :onverse-Labarre methodJ. If bearing capac-

ities greater than those recommended above are necessary, we 

recommend tha~ the ?ile bearing capacity be determined on the 

basis of sta~ic lOa~ tests. 

It is anticipated that steel piling 

'either 'H' sect:cns or concrete filled pipeJ will be utilized in 

this construc~::n. ~he following recommendations will assume the 

use of these ma~eria~s. If woo~ or concrete piling are anticipat

ed, recommenda~:ons :an oe readily provided. 

Driv1ng hammers should be of such size 

and type to consistently deliver effective dynamic energy suit

able to the piles and materials into which they are to be driven. 

Hammers shoulj operate at manufacturer's recommended speeds and 

pressures. We rec:mmend that a pile driving hammer be used which 

is rate5 at ~east lS.OuO feet pounds. However, driving energy 

should not be so large that pile damage occurs. 

Piles must be used in groups to provide 

for eccentricities in loading. The group capacity will be less 

than the summation of the individual pile capacities, depending 

upon the relative spac1ng oi the piles. A conservative estimate 

of group capacity :s two-thirds of the summation of the 

individual pile capacities. 



We recommend that minimum spacing of the 

Fi1es be ~~~ce ~he average pile diameter or 1.75 times the diago

nal jimensiou oi ~he pile cross-sec~ion, bu~ no less than 24 

inches. I~ is recommended that the tops of the piles extend a 

miuimum oi 4 inches in~o the pile cap. Based on the exploration 

borings no pile shor~er than 80 ieet is recommended over the 

ma)ori~y oi ~he si~e unless proper pile capacity is verified by 

IlElC inspec~ion by ~he Geotechnical Engineer. Ver~ical piles 

should no~ vary more ~han 2% from the plumb position. We further 

recommend tha~ eccen~ricity of reaction on a pile group with 

respec~ ~o ~ne load resultant no~ exceed a dimension tha~ would 

produce overloads of mere ~han 10% in any one pile. 

Since the underlying bedrock is moder-

ate~y expansive. we recommend a minimum of permanent pressure be 

maintainej ou eac~ pier. The minimum pressure should be designed 

based on a tip ~pliit pressure of 2500 psf. The area used to 

consider the uplii~ pressure should be width times the depth of 

the pile section used when considering H piles. Round pipe piles 

~ii: require en end u~lift pressure oi 2500 psi and a side uplift 

oi 60~ psf for the portion of the side wall in contact with the 

expansive formation. 

aased on our analyses, a standard 10-3/4 

inch diameter. 1;4 inch wall, pipe pile driven to refusal may be 

designej tor an allowable capacity oi 35 to 50 tons. On this 

site the capaci~y of the pile will govern allowable load. Pile 

jriving reiusal required to obtain the recommended capacity was 

taxeD as 7 blo~s per inch with a 20 foot kip hammer. Driving 



hammers shoulj ~e oi such size and ~ype ~o consistehtly deliver 

effec~ive energy s~~~ab1e to the piles and materials into which 

~hey are drive::.. ?inal pile driving refusal should be determined 

by represe~~a~:ves cf Lincoln DeVore in the field. 

DRIVEN PILE OBSERVATION: 

Continuous observation of the pile driv-

ing apera~ions a=~ a pile load test, if required, should be 

periormed by Li~coin ~eVore as a representative of the owner. A 

3~~~:j be maintained on the number of blow3 per 

ioot required tc drive each pile. Driving should be completed 

wi~hou~ in~err~;~icn .excep~ for splicing) and without jetting or 

pre-drilling ~~:ess the geotechnical engineer has been contacted 

GRADE BEAMS: 

A reinforced concrete grade beam is 

recommended to carry the exterior wall loads in conjunction with 

~he deep ioundation sys~em. We recommend that this grade beam be 

jesignej t.O s::a:-. :::;u: bearing poin~ ~0 bearing point bu~. may be 

. .:;llowed ~0 r.::-s-:. ~ .. ~ -:..:~e ground suriace be~ ween these poin~s. We 

Co no~ recommenj a \~o iC space be left. be~ ween the bot~om of the 

grade beam and tne s~bgrade below due to the compressive nature 

of the subgrate sc~~s. 

LATERAL LOADS: 

If lateral loads are minimal, then only 

straight-shaft piers or piles will be used. If the lateral loads 
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~ecome signifi~an~. we recommend that batter piles be used. To 

a1c in ~he tesign of ia~era1ly loaded piles, we recommend that 

the following values of lateral modulus of subgrade reaction be 

use6.. 

Geologic Unit Driven Piles Drilled Piers 

Structural Fill 250 kef 200 kef 

Alluvium 25 kef 1 5 kef 

Wea~herej 3edroci< 550 kef 500 kef 

Forma~ional Bedrock 1 • 0 0 0 kef 1 • 0 0 0 kef 



CONCRETE SLABS ON GRADE 

8n-grade slabs may bear directly on the 

na~ive soils or on a structural fill. Because the native soils 

~ere :ouna ~c be re:a~ively low density, some settlement should 

b~ expec~e1. ~r tnese settlements are determined to be not 

tolerable, then ~he existing possible fill should be removed to a 

depth of 3 feet bela~ slab elevation and replaced with uniformly 

compac~ed lii~s oi structural fill, compacted to at least 90% of 

maximum Procter ~ry density, as determined by ASTM D-1557. The 

purpose of this recommendation is to decrease the likelihood of 

adverse slab moveffient. 

In general, we recommend that all on-

grade slabs be isolated from other structural portions of the 

building. This is generally accomplished by an expansion joint 

a~ ~he s~ab-~c~n~at~on wall interface. If a vapor barrier is 

desired beneath slabs, we recommend that it be overlain by at 

least 2 inches c: sand to decrease the likelihood of curing 

proclems. 

It is recommended that slabs on grade be 

constructed ever a capillary break of approximately 6 inches in 

thickness. ~e re:om~end that the material used to form the capil-

lary break be free draining, granular material and not contain 

significant iines. A free draining outlet is also recommended for 

this break so that it will not trap water beneath the sl~b. A 

vapor carrier is recommended beneath the floor slab and above the 

capillary break. To prevent difficulty in finishing concrete, a 2 

inch sand layer should be placed above the break. An alternate 

method of reducing finishing problems would be to place the vapor 
i .__ 



~arrier beneath approximately 6 inches oi a minus 3/4 inch gravel 

iill. This method must be very carefully accomplished to minimize 

excessive puncturing and tearing of the vapor barrier. 

It is recommended that floor slabs on 

grade te construc~ed with control joints olaced to divide the 

£1oor ~ntc sectic~s not exceejing 360 sg~are feet, maximum. 

Also, adlitional control ioints are recommended at all inside 

corners and at all columns to control cracking in these areas. 
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EARTH RETAINING STRUCTURES 

The active soil pressure for the design 

oi earth retaining str~ctures may be based on an equivalent fluid 

pressure oi 65 po~nds per cubic foot. The active pressure should 

be use~ for reta~~ing structures which are free to move at the 

top (unrestrained ~alls;. For earth retaining structures which 

are fixed at the tc~, s~ch as basement walls, an equivalent fluid 

?ressure oi 81 ?O~nds per cubic ioot may be used. It should be 

noted that the abcve values should be modified to take into 

account any surc~a:ge loads, sloping backfill or other externally 

apfi:i.::: icrces. I~e above equivalent fluid pressures should also 

be modified for ~he e~fect oi free water, if any. 

The passive pressure for resistance to 

la~eral moveme~~ ~ay be considered to be 172 pcf per foot of 

cepth. The coe::~cient of friction for concrete to soil may be 

assumed to be 0.!3 for resistance to lateral movement. When com

bining frictiona: an~ passi7e resistance, the latter must be 

reduced by appr~x~ma~ely l/3. 

We recommend that the backfill behind 

any retaining ~a:l be compacted to a minimum of 85% of its 

maximum modified Proctor dry density, ASTM D-1557. The backfill 

material should be approved by the Soils Engineer prior to 

placing and a sufficient amount of field observation and density 

tests should be performed during placement. Placing backfill 

behind re:aining walls before the wall has gained sufficient 

strength to resist the applied lateral earth pressures is not 

recommended. 



;Jrainage oehind retaining walls is 

considered critica:. Ii the backfill behind the wall is not well 

jrained, hydrostatic pressures are allowed to build up and later-

a~ earth pressures wi:l be considerably increased. There- fore, 

we recommend a vertical drain be installed behind any impermeable 

retaining walls. Secause of the difficulty in placement of a 

gravel drain, we recommend the use of a composite drainage mat 

similar to Exxon Sattledrain or Tensar MD Series NS-1100. An 

outfall must be provided ior this drain. 

I 
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REACTIVE SOILS 

Since groundwater in ~he Grand Junction 

area ~Yfically conta1ns sulfates in quantities detrimental to a 

Type I cemen~. a Type II or Type I-II or Type II-V cement is 

recommen~e~ for all concrete which is in contact with the subsur-

iace soiis and bedrock. 2alcium chloride should not be added to 

a ~ype I!, Type :-:: or Type II-V cement under any circumstances. 

LIMITATIONS 

This repor~ is issued with the un-

ders~anding ~hat ·- ~s the responsibility of the owner, or his 

representative to e~s~re that the iniorma~ion and recommendations 

coutained hereiu are trough~ to the attention of the architect 

and engineer ior ~~e project, and are incorporated in~o the 

In aa~ltlO~. :t is his responsibility that the necessary 

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

contractors carry out these recommendations during construction. 

The iindings oi this report are valid as of the present date. 

However, changes 1~ the conditions of a property can occur with 

the passage oi ti~e. whether they be due to natural processes or 

the works of ma~ C'- this or adjacent properties. In addition, 

changes in acceptable or appropriate standards may occur or may 

result from legislation or the broadening of engineering knowl-

edge. Accorjingly, the findings of this report may be invalid, 

wholly cr par~ially, by changes ou~side our con~rol. Therefore, 

tnls repor~ is subject ~o review and should not be relied upon 

after a perioC. years. 

The recommendations of this report 

pertain only to ~he site inves~igated and are based on the as-

L 



sumption ~ha~ ~he soil conditions do not deviate from those 

:es.:ribe~ in this report. If any variations or undesirable 

conditions are encountered during construction or the proposed 

cons~ructicn ~ill ~iffer from that planned on the day of this 

r;:-port., Lincoln ~eVore sho~ld be not.ified so that supplemental 

recomme~dat.ions can be provided, if appropriate. 

Lincoln DeVore makes no warranty, either 

expressed or implied. as to the findings, recommendations, speci

iica~ions or proiessional advice, except that they were prepared 

1n accordance ~ith generally accepted professional engineering 

pract.ice in t.he field oi geotechnical engineering. 



SOILS DESCRIPTIONS: 
~ !.§a gsr:BIPTIQN ,.. 
- .,.., - Topwl -., 
~' h. ""- --Man-mode Fill 

19"• 

Welf-<7oded Gravel 

GM Silty Grovel 

SM 

Clayey Grovel 

Weii-Qroded Sand 

Silty Sand 

Clayey Sand 

Low-plasticity sm 

Low-piasticity Clay 

Low-plasticity O'Qcnic 
Silt a'ld Clay 

~Silt 

Hi~ty Clay 

H1~ plasticity 
Or9anic Cia y 

Peat 

GW/GM Well- graded Grovel, 
Silty 

t: .•,1,. GNIGC Well-graded Grovel, 
--= Clayey 

GPIGM Pc;>orly- graded Gravel, 
Sll tv 

""' w:::: l,.j ~ 

i,{o :: GPIGC g_o ~ Poorl1-9raded Grovel 
Clayey 

'tMIGC Silty Gravel, 
rrtt::ttH C I aye y 

GCIGM Clayey Gravel, 
tfft.teM S i It y 

SW/SM. .. 

~\}~ SW/SC 
• .• :·:.•/'!:-: 

1 : SMISC 

Well- graded Sand, 
Silty 

.W.ell-groded Sand, 
Clayvy 
Poorly- 9 roded Sand, 
Silty 

Poorly· .graded Sand, 
Cloyoy" 

Silty Sond, Cloyey 

..., 

ROCK DESCRIPTIONS• 
.n:MII:i 
[0: ·.:. .__. 
~~ ~nu.:._ 

:; 
i: SAN)STONE 

~¥ 1- ;.;. 
SILTSTONE 

~~~~ SHALE 
XXX 

CLAYSTONE 

• COAL 

LIMESTONE 

DOLOMITE 

MARL STONE 

r;'(PSIJM 

1~-=-c-= Other Sedinlntary Roeka 

~~~i'*El~mc ROCKS 
+.++ 
~ + +,:- OlORITIC ROCKS 

~t GA8SRO 

I~ RH'1'0UTE 

I~ ANOESlTE 

BASALT 

Ott.er Igneous Rock• 
!!DC.U 

GNEiSS 

SCHIST 

PHYLLITE 

SLATE 

METAQUARTZITE 

MARBLE 

HORNFELS 

SERPENTINE 

Other MekliiOI pNc AxQ 

I ""' S1andord pei .... Cition •• 
Numblnlnclcalt tl:llowl to drive 
the IPOOft ··Into pound. 

~ ST 1-W ShtlbJ thin wall somP't 

, 
Wo Natural Moiltutw Content 

Free wat11 toblt 

T.B.-Dtaturbed Sulk Sample 

__!£_ Yl! Top ot formation ,., ... 
0 Tnt 8orin9 L.ocotlon 

Cl:1 Test Pit L.oc:otlon 

Stondard Penetration Drivel are modt 
b1 drivf"9 o atonclord 1.4•aptt apoon 
tamp&er Into the ground br droppifto a 
J40 lb. wel9ht ao•, ASTM test 
cia. 0-ta••· 
Sa~ft~Ma mot be i>ulk, atandqrd aplit 
apoon (both distufbtd) or I· '-'1 • I. 0. 
thin woU (•undiat·Jrbto•) Shelby tube 
aomp&.a. S.e lo9 for fJpe. 

The barint lo9t .. Mlurfoce condltlona 
ot the clotH ond loccttlofta anown ,ond It is 
not warranted thotlhl)' are~ 
d aublurfac:e condJtlont a1 otMr loc:otklnl 
ond tiNs. 

CLM.. Silty Cloy I D ~~llY!l~ c-:-·':::"..=· EXPLANATION Of BOREHOLE L.OGS 
~:::::::, __________ _lslt..,jTg!tTAliJ!:tM-J~c.UJ.!!:---~..,."'_.._ ... ..., ...... _.WYQ, ..... ...,_ ~ l.M.A.l'V'W 1\1.&1\D.&U• 
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-
SUMMARY SHEET 

Soil Semple . Test No. ZZ.f:±3-J 

Location HLbbrfJ.e. IS'..,~ &7JJE1U"(;.N_ 6-J. Dwte l-~2.-2.J. 
Boring No. Depth 
Sample No. I:.- Test by ~s 

Natural Water Content {w) % 
Specific Gravity (Gs) In Place Density {To) pcf 

SIEVE ANAlYSIS: 

Sieve No. % P:::ssi ng Plastic Umit P.L. li~l % 

1 1/211 
Liquid Limit L. L. ~~-,1 % 
Plasticity Index P .I. ~ % 

1" Shrinkage Limit % 
3/4" Flow Index 
1/211 Shrinkage Ratio· % 
4 Volumetric Change % 
10 to. Q. Linea I Shrinkage % 
20 2 ~ i. 
40 91~" 
100 S.l-- J:. 
200 '2_, _r MOISTURE DENSITY: ASTM METHOD 

Optimum JVoisture Content - wo % 
tv\cximum Dry Density -Td pcf 
Culifornia Bearing Ratio (av) % 
Swell· Days % 

HYDROMETER ANALYSIS: 
Swell ogainst_psf Wa gain % 

Groin size (mm) % BEARING: 

Housel Penetrometer {av) /~00 .. ~;. 41,9 p;f 
Unconfined Compression (qu) psf . 

- O()L ,?J, 9 Plate Bearing: psf 
Inches Settlement 
Consolidation % under psf 

PERMEABILITY: 

K (at 200C) 
Void Ratio ·1 

Sulfates ~IJOO+ ppm. 

SOIL ANALYSIS LINCOLN-DeVORE TESTING LABORATORY 
COLORADO SPRINGS, COLORADO 
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SUM/VARY SHEET 

Soil Sample l-ew fVrslrc [~:x ~t-) . Test No • 7 71::1::.3 -;;-

Location tftLLrae_ ) _,-rltf- &. ~~rJ.~l 6--;T,. Dute 1-~.J-~2. 
Boring No. Depth 
Sample No. '::rL Test by .YJ...S 

Natural Water Content (w) o/o 
Specific Gravity (Gs) In Place Density fro) pcf 

SIEVE ANALYSIS: 

Sieve No. o/o Passing Plastic Limit P.L -~·:e:~~ % 

1 1/211 
Liquid Limit L. L ~z:-z % 
Plasticity Index P.J. ('/; % 

111 Shrinkage Limit .. % 
3/411 Flow Index 
1/211 l~O Shrinkage Ratio % 
4 ~2-1 Volumetric Change % 
10 '-2. Lineal Shrinkage .. % 

~z:- g 20 
40 7~ .... ~ 
100 64--l 
200 Y+-1 MOISTURE DENSITY: ASTM METHOD 

Optimum ~isture Content- wo % 
tv\aximum Dry Density -Td · pcf 
California Bering Ratio (av) % 
Swell· Days 3-9 % 

HYDROMETER ANALYSIS: 
Swell against/(CQ psf Wo gain 7 ... Q.% 

Grain size (mm) % BEARING: 

;.():;_ 3Y-S 
House I Penetrometer (av) tf;eco± psf 
Unconfined Compression (qu) · psf 

., G'.:::::>'L :,;..1!)_;1, Plate Bearing: psf 
Inches Settlement 
Consolidation % under psf 

PERMEABILITY: 

K (at 200C) 
Void Ratio 

Sulfates ~tD<!J() ppm. 

.. (2 .. 37J 

... 

SOIL ANALYSIS LINCOLN-DeVORE TESTING LABORATORY 
COLORADO SPRiNGS, COLORADO 
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SOIL SAMPLE S[s..r.- Si_qy_ Ct.Ay_ CH 1::.~ g;J Test No. 77+f,?-;T 
Project /-} li-b.TP t> !..J-71'-r- &~ra: '6<f Date I - .7-.9 -.9 3 

1@13 
I 

J5tfft Sample Location 'T-"1-J J :tJ Test by 

SWELL 

I I I I 

' i I 

Ul I I 

I 

I I 
..0 
.-I 

' ' I I ! ! l 

I ' 

~ I 

~ 

~ : 
Ul 

I I : I 

I ' 
I 

-T I I I 

1 

100 

Sample Conditions 
Dry Density 
% Moisture 
% Saturation 
Void Ratio 

10 

I I I 

I 

I I 

I ' 
I ' 

I 

I 

! I 
I I 

TIME IN 100 MINUTES 

CONSOLIDATION 

iooo 
LOAD - PSF 

I 

I 

' 

Initial Maximum Load 

1000 

Expanded 

Specific Gravity ;2.-6J 
Maximum Load used 4:116 lb. 
Apparatus Pe.ttrrzd :tF-3 

Ring Number 1~-0 
Volume 2. 5 II Ring , oa~84/ 

LINCOLN-DeVORE, INC. 

10000 

II 
!; ,I 

•I 
), 

' II p ,, 
!I ,; 

d !' 

'" I·' " II II! •' 

10000 

cu. ft. 

LOAD - CONSOLIDATION 
COLORADO SPRINGS, COLORADO 
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SOIL SAMPLE $11-. r- 5/J-?:J::. 6.A :r (!1t..-cJ.) Test No. 77~-:r 

Project /71.t..L~L.Cf' - ;_s-rh't:. 1?4?LE~&:;;61.. &-J_ Date /_- 2-.:7-2 z 
Sample Location '&d- #.;:!, ~8' Test by F#H 
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~ 
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I I T I I 
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C1.l 
: i I ; I I 

i I i I I 

' ' 
' 

I 
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l 10 TIME IN 100 MINUTES 1000 10000 

CONSOLIDATION 

:I SeArkAD \[ 
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fi II 

rr 
I I ~ 

.. tt ~1''!':!· 
I' I 

I 
I 

Ill 
I I I II II ' I I I I I !I .i-4 • 'I I I ·I I I I ! I " t1: 

''1 1 1~ I I I 
I I! 

I i I l I! Ill I 
d I !I ,, 1·w ' : I: I ' : i r---.. I 1.11 NtJ OIANC: .E )1./JiEN 

i: ,! 

" I , ! : r: : t--. ' I I I. il I 
U~T.E~ 1/PO~p To 

i I ': H~6· 
i iII 

: ~ffig II II' \V ~n-Ti 
I 

I ' Jl E-< I : I i I': I: I:, I I I I I : I ~ (I I I , i· ~ ' I I ! i , I . · I i I I I i; i I' I I' II: ,6 , I i I 

' ' I! I ':~iiI IIT!1 I !'--. N1 I I i 
II 

I 

II II 1 I 1: 
!I 

Q 
: I It 

I I I'- I iii H f' Iii': l' I I ll,li II i I i ! tt 
I d I 

0' II I : i j iiI ! •. I lliill 1
1 l II T 'to- I II iII ll iii > ' : 

II ; :! l I:~ I 

.,5{ 
' I ',I, , : ' .SAHPJ.-E f?.£8tttJAib No. I II ~ I I 1 I I 

iiI 
I II I As fl!'fJV~PJ:t:> 

I i I i iII :n 
i , i! I' 

I 
I' 

v54- :'! .' 1' I: I I /(II II ! ~ ... II: li 11 ,, 
: '. ::I ' II ' '' ' ' i' 'I!: I I. 

'W lj . ' ' ' I' 

I ,.) If 11 II I I l I Qlll : ' :I 
" ; , I . , , 

I i II' I • 3';?. 
tlil I!: i ! I l.it i I''~ ! ] '' ! I I I ~-- wll.5o~ll>4-rto. J 

: i Ill 
I/ i I Iii I 

I 

Iii II ~~ I I I 
I , I 

It Ar/1,1/X- ',e.$T ~AD I I i ill II i I ! I'' i IIIII ll flll?flllllrttllrlllllttu••" 
100 1000 10000 

LOAD - PSF 
Sample Conditions Initial Maximum Load Expanded 

Dry Density 5J 3- I o/+f..J /tJ7-3 ~..IJ+-3 /!)7...,;2.. ~.J 
% Moisture ..2/-4- ~ ,;!..('},., 3 % 1~-J ~ 
% Saturation 85:4~ /Pf)~% //)()~ 
Void Ratio , t61 .,f3t ~..s-.? 7 

Specific Gravity .2-64-
Maximum Load used 4-~{.t'J lb. Ring Number L=t:i.-3 
Apparatus DetJ.r.~(/..::IJ 4- Volume 2 • 5 II Ring - ~ 4).2.81:/_ cu. ft. 

LOAD CONSOLIDATION LINCOLN-DeVORE, INC. - COLORADO SPRINGS, COLORADO 
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2-Aug-1993 

NlCHULS .llSSOCIATES, INC. 
751 Horizon Court, Suite #102 

'W P.O.Box60010 ._, 
Grand Junction, Colorado 81506 

CTIYOFGRANDJUNCTION 
GRAND JUNCTION, COLORADO 

Ladies and Gentlemen: 

Please find enclosed a drainage study report for the proposed Larch Wood Inns. 

This report was prepared by me for use as a part of the submittal package for the 
Hilltop Two Minor Subdivision. 

A detention facility is designed with a two stage outlet to limit storm water 
discharge to the 2 year and 100 year historic levels. 

I hereby certify that this report was prepared by me. 

'Ferry Ni 
Registere rofessional Engineer. 
State of Colorado, Number 12093 



LARCH WOOD INNS DRAINAGE REPORT 
2-AUG-1993 

I. General Location and Description 

The Larch Wood Inns project is located in the city of Grand Junction, Colorado. 

The property is bounded on the north by Hermosa Street, bounded on the south 
by Patterson Road, bounded on the east by 15th street, and bounded on the west by a 
small drainage ditch which drains the developed properties lying to the west. These 
streets and the drainage ditch intercept all of the site drainage. 

II. Existing Drainage Conditions 

The present ground cover consists of grasses and alfalfa The surface soil type is 
predominantly medium silt. The field is surface irrigated using furrows running from 
east to west. Storm drainage discharges through the irrigation furrows to the existing 
drain ditch on the west side then south through the drain ditch to Patterson Road where 
the water enters an existing city storm drain. 

III. Proposed Drainage Conditions 

As shown on the grading and drainage plan, the site will be developed to include 
a large retirement home and paved parking area. The building floor elevation will be 
such that drainage is away from the building in all directions. 

There will be a detention facility in the southwest corner of the property. The 
service drive and the parking area along with grass swales will convey the storm water 
to the detention facility. 

The detention facility includes a two-stage controlled outlet and a 15 inch 
overflow outlet. Also, if the sod berm forming the pond is ever topped, it is designed to 
channel the flow into the existing drain ditch at the southwest corner of the pond. 

The 2 year and 100 year control outlets consist of 15 inch PVC pipe fitted with a 
PVC cap which has a hole drilled to the correct orifke diameter. The ends of the pipe 
and the cap are in a concrete catch box fitted on the top with a cast iron storm grate. 

The 15 inch overflow terminates in a similar manner except that it does not 
include a cap and restrictive orifice. 

The 15 inch PVC pipe runs south from the detention pond to Patterson Road 
where it connects to an existing storm drain. 

IV. Design Criteria & Approach 



Design reainfall intensities are taken from the Interim Outline of Grading and 
Drainage Criteria, Gty of Grand Junction, 1 July 1992 and the Mesa County Storm 
Drainage Manual. The time of concentration for each basin is calculated using a 
combination of overland flow, shallow concentrated sheet flow, and channel flow travel 
time. 

The following formula is used to calculate overland sheet flow: 

tc= 1.8(1.1-C) (Lll 2) /1005) 113 

where: 

tc= time of concentration in minutes; 
C= runoff coefficient; 
L= length of basin in feet; and 
5= slope of the basin in feet I feet. 

The intensity is taken from APPENDIX A of the Interim Outline Of Grading And 
Drainage Criteria. 

For on site development, the peak runoff discharges are calculated using the 
rational formula: 

Q=CiA 

where: 

Q= peak runoff rate in cubic feet per second (CFS); 
C= runoff coefficient representing a ratio of peak runoff to 

average rainfall intensity for a duration equal to the 
runoff time of concentration; 

i= average rainfall intensity in inches per hour; and 
A= drainage area in acres 

Results and Conclusions 

Reference APPENDIX Page 1: 

The historic 2 year and 100 year nmoff quantities are 0.85 CFS and 221 CFS 
respectively. The calculated discharge after construction is 1.62 CFS for the 2 year storm 
and 4.07 CFS for the 100 year storm. The net increase in runoff is 0.78 CFS for the 2 year 
storm and 1.86 CFS for the 100 year storm. 

Reference APPENDIX Page 2: 



The required detention volume to limit discharge to historic levels are 3,646 CF 
for the 2 year frequency storm and 6,820 CF for the 100 year frequency storm. 

Reference APPENDIX Page 2A 

A depth capacity curve has been developed for the proposed detention pond. 
The curve indicates that a pond depth of 2.1 feet will provide the required 2 year 
volume, and a pond depth of 3.5 feet will exceed the storage volume requirements for 
the 100 year storm. The 2 year historic orifice at the bottom of the pond should be a 2.3 
inch diameter hole in the discharge pipe end cap. The inlet grate for this outlet should 
be set at elevation 4666.0. 

The 100 year historic orifice is set at elevation 4668.0 feet with oil allowed for 
wier head over the grate. This elevation allows 2.1 feet of depth for the 2 year 
detention. The cap for this outlet should be drilled with a 2.8 inch orifice. This orifice, 
in combination with the 2 year orifice, will pass the 100 year historic storm when the 
pond surface elevation reaches 4669.5 feet. (See the composite stage discharge graph
APPENDIX Page 4.) At this elevation, a storm inlet structure allows overflow directly 
to the 15 inch diameter PVC discharge pipe. In the event of clogging or storms greater 
than the 100 year event, the sod berm will be overlapped at elevation 4670.0 and will 
flow directly into the existing drain ditch. 

VI. References 

Interim Outline of Grading and Drainage Criteria, Oty of Grand Junction, July 
1992 

Submittal Standards for Improvements and Development (SSID) Draft; City of 
Grand Junction; March 1993 

Civil Engineering Handbood Fourth Edition; by Urquhart 

Mesa Cotmty Storm Drainage Criteria Manual; Adopted April14, 1992 

VII. Appendices Table of Contents 

Page 1. 

Page 2. 

Page2A. 

Page 3. 

Runoff calculations for the 2 year and 100 year storms at Larch Wood Inn 
development. Calculations are presented for both historic conditions and 
conditions after the proposed development. 

Detention Volume Calculations. 

Detention Pond-Depth Capacity Otart. 

Orifice Calculations. 



.., 
Page 4. Stage Discharge Chart for the Detention Pond Control Orifices. 

Drawing 1. Site Drainage Plan. 



CALCULATION OF INCREASE IN DISCHARGE DUE TO PROPOSED CONSTRUCTION 

After Construction {Area- Intensity- Discharge} 

LENGTH SLOPE RUNOFF BASIN Note: Reach A is from a very small basin - time should not be included in total 
Reach A (S) COEF. TIME GUTIER GUTIER GUTIER TOTAL 

BASIN FEET PERCENT c MIN. LENGTH VELOCITY TIME TIME INTENSITY AREA DISCHARGE 
A1 150 1.3 0.3 16.2 FT. FT./SEC. MIN. TcMIN. Inches/Hour Acres CFS (Q=CiA) 

Reach B - Across Asphalt 225.0 1.4 2.7 · 2-vr .. 100-Yr A : 2-vr 100-Yr 

Reach C - Grass channel to detention pond 380.0 1.0 6.3 9.0 . :1.59 . : 3.99 3.40 •. 1.62 4.07 ( 
Historic- For 3.24 Ac. development area 

LENGTH SLOPE RUNOFF BASIN MAX. TRAVEL TRAVEL TOTAL INTENSITY AREA DISCHARGE 
(l) (S) COEF. TIME TRAVEL VELOCITY TIME TIME Inches Acres CFS (Q=CiA) 

BASIN FEET PERCENT c MIN. FT. FT./SEC. MIN. TcMIN. 2-Yr .. 100-Vr A 2-Yr 100-Vr 
H1 360 1.4 0.30 24.5 375 2.00 3.13 27.7 0.83 . 2.17 3.40 o.es. 2.21 

TOTAL: 3.40 0.85 2.21 

NET I NCR EASE: 0.78 UIG 

( 

Larch Wood Drainage-Exc tdn 8/2/93 Page 1 



From City of Grand Junction Grading & Drainage Criteria page 23 

2 year storm detention wlume 1 00 year storm detention volume 

A 3.40 I ( 
Qo 1.n 

A • 3;4Q•• 

Qo . o,68· 

Td2 •··. 35;34 Td100 16.42 

ld2 •• ld100 2.82 

Qd Qd 7.6B 

K K 2.89 

v 3,646.Cu Ft. v 6,820 Cu Ft 

( 

Larch Wood Drainage-Exc tdn 8/2/93 Page 2 



Volume = 

Contour 
Elevation 

Ft. 

[An+An+1 +(An• An+1) ".5]*h/3 

Closed Accumulated 
Area Volume Volume 

Ft. Sq. Cu. Ft. Cu. Ft. 

0.00 
o.ooi 0.00 

·····························i····························· .. ···~····································································· ... 

1 1 133.33 

............................. 1 .............. ~.9.9..:.~9.., ................................ ..1. ................. ~.~-~ ..... ~.~ 

1 1 622.20 

............................. , ......... ~ ... ..?..?.9..:g9.., .................................. 1... .............. .?..§.~ ..... ?..~ 

1 1 936.80 

............................. , ......... ?. ... 9..9.9..:g_Q., ................................ ..I. ............ ~ .. !.~-~.?.:.~.~ 

I I 1,380.55 

............................. L ....... ~ .... ~.Q2.:_g2.L .............................. ..t ............ ~.:.9..?..?..:~.~ 
l l 2,052.59 

· · · I ~-&~?..:.~9.1·- ···· ·· · · · .. .J.... - ~.,! .. 2.!!:.~.~ 
l l 2,569.92 

·····························1·········? .... ?..~~!.:.9.9.l .. ············· .. ······ ........ ..I. ........... .?..:.~.~-? .... ~.Q 
l i 3,166.41 

............................. j ......... !.~_q_?.§.:g.Q., .................................. I... ...... ~.Q.&?..~ .... ~.~-
1 I 3,847.49 
1 8,385.001 14,709.30 
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Depth Capacity Chart 
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I I I 

... :::. :. : : • : : • : •. : : :: • : •.•• ;;} .• : : 
I I ~j 

- - - - • - - - - -< - - - - -I- - - - - 1- - - - - :I --~ -----:- ----: 
1/' I 

- - - - ; - - - - ·:- - - - -:- - -- - ~- - - - ~ - - - - ~- - - - ·:- - - --: 
t I I I I 

I r! I I 

.. • .. - ; - - - .. -:- - . - .:/ • :- • - - - + - • . - ~- - • • -:· - • - -I 
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I I I I I I I 

1_.--,-----1 I I I I I I 
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0 I() 0 1.0 C) I() 0 I() 0 
(0 co I' I' co co 0> 0> 0 
(0 co (0 co (0 (0 (0 (0 I' 
(0 co (0 r.O (0 co (0 (0 (0 

~ ~ ~ 

"V .. t "V "V "V "V ";!' "V "V 

Elevation 
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,~ .. _ n-n• nn ••• n -·-- ---------------~ ---------·--- -- ·-·---~~ ----~-- -~ --- ----~---- n 

- J 
ORIFICE FORMULA: 

Orifice flow formula: O=CA(2gH)".5 

Where: 
O=Orifice flow in CFS 
C==Coefficient 
g==Gravitational constant 
H==Height of water above the center of the orifice opening in feet 
D==Orfice diameter 

Bottom orifice 
The bottom orifice must pass the histtidc 2 Yfstorm . · •. - _ _ _ 

•- Storage depth above c~nter of bottom orifice::; 2.00 • •-
.... : :. . . : :. : . : : . : .. 
. -02~ 0;85 > 

c~ 0;65 
. g::: 32.20. 

Hb= 2.00 
A,:, Q/C(2gH)A.5 . 

:'::: 0.11 
0= o. 1911 3 - - - 2;29 Inches 

Discharge pipe diameter: 

D == 1 .25" 

Sf :::4.66*(.011 )"2*(4)"21(1.25)"5.33 == .002746 

Q ==( .463*(1 .25)"2.67*.002746" .5) = 4.0 CFS 

Larch Wood Drainage-Exc tdn 8/2/93 

Subscripts: 
h == Historic flow 
2 = Two year storm 
1 00 = One hundred year storm 
t == Top orifice 
b == Bottom orifice 
T ==total 

Top orifice 
The bottom & top orifices must pass the hist~ric 1 00 Yr storm 

Storage depth above center of top orifice = 1. 50 
C= 0.65 . 

Ht::i 1.5 
Bott-om orifice QxCA(2gH)11.5 where H :z: Hb + Ht 

Qr:: 1 '12 

Top orifice 0= Qh100 - Q bottom orifice 

0= 1.09 
A= QIC(2gH)".5 
= 0.17 

0= 0.23 2.60 lnches 

Page 3 
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Bottom Orifice Top Orifice Total 

Elevation Discharge Formula J Ob Discharge Formula I Qt QT ' 

41666.0 

41666.5 

41667.0 

41667.5 

41668.0 

41668.5 

41669.0 

41669.5 

2.5 

(/) 2.0 

t; 
& 1.5 .. 
! ~ 1.0 

i5 
0.5 

0.0 
0 
(0 
(0 
(0 

'<t 

IO=CA(2gH)".5 0.0 0=0 
Q=CA(2gH)".5 0.4 0=0 

0.0 

0.0 

0.0 

0.4 

Maximum detention pond elevation 

4669.5 
0=CA(2gH)".5 0.6 0=0 0.0 0.6 
Q=CA(2gH)".5 0.7 0=0 0.0 0.7 
O=CA(2gH)" .5 0.8 Q=CA(2gH)".5 0.0 0.8 
0=CA(2gH)".5 0.9 Q=CA(2gH)".5 0.6 1.6 
0=CA(2gH)".5 1.0 Q=CA(2gH)".5 0.9 1.9 
Q=CA(2gH)".5 1.1 0=CA(2gH)".5 1.1 2.2 

Stage Discharge Chart 

----------------------------- .. ------------------------------------------- .. -----
I I I I I I 1 I 1 

I I 

I 

I I 

------- _,_------- -·-------- -1-------- ... -------- +--------
I I I I I I 

I I I I I I 

I I I I I I 

I I I I I I I 1 
- -- - -- - -,- --- - -- - -, .. ------ - -,- - - - - - - - i - - ----- - - - -- --- i---- - - - -,--- - - - - - -,- - -- - - - - -, 

I I I I 

I I I I 
- i - - - - - - - - I - - - - - - - -,- - .. - - - - - -,- - - - - - .. - -, 

I 

1.() 0 1.() 0 1.() 0 1.() 

(0 ,.... ,.... (X) (X) 0> 0> 
(0 (0 (0 (0 (0 (0 (0 
(0 (0 (0 (0 c.o (0 (0 

-<i -'<t '<t '<t '<t '<t '<t 

Elevation 

1 00 year orifice 

4668.0 

2 Yr orifice 

4666.0 

---Qb 

--o-at 

.___ QT 

Larch Wood Drainage-Exc tdn 8/2/93 Page 4 

( 

( 



2-August-1993 

NICHOLS ASSOCIATES, INC. 
751 Horizon Court, Suite #102 

P.O. Box 60010 
Grand Junction, Colorado 81506 

LARCH WOOD INN 
Storm Water Management Plan 

The Larch Wood Inn site is small (3.4 acres) with no off-site drainage entering the 
property. 

The entrances to the property are at the high sides, and the site drains naturally 
to the south and west. 

During construction, a 1.5 foot high berm should be maintained along the west 
side of the property to prevent runoff into the existing drain ditch. Any storm drainage 
leaving the site during construction should be collected along the south boundary of the 
site and put into the existing surface irrigation ditch and distributed to the furrows in 
the existing alialia and grass hay field. The field will privide adequate detention and 
filtration of sand and soil from the construction storm water. Mter crossing the hay 
field, the water will enter the existing waste water ditch. 

1his report was prepared by: 

9J 



August 3, 1993 

Pat Edwards 

RE: Larchwood Inns 

Dear Pat: 

After having done a cursory review of the Larchwood Inns submittal 
I had indicated to you that the submittal would be accepted. 
However, after engineering staff took a closer look, they found 
many of the items submitted to be inadequate for review. Since we 
had originally told you the submittal would be accepted, and 
because we have additional review time this month we can allow you 
extra time to correct the deficiencies noted on the attached 
checklists and plans. These revised items, as well as the 
landscaping plan, must be submitted to our office by noon on 
Tuesday, August lOth to give us adequate time for review. If the 
revised plans are found to be deficient the item will not be 
scheduled for the September Planning Commission hearing. 

Sincerely, 

Katherine M. Portner 
Planning Supervisor 



COVE~A.'JTS /CONDITIONS/RESTRICTIONS 

(None) 

APPRAISIAL OF RAW LAND 

Approval is requested conditional upon appriasial being provided prior to 
recording of the final plat. 

LA..'JDSCAPE PLAl'J 

Landscape plan to be provided within 10 days of project engineer and 
City Dev. Eng. agreeing in concept to the Grading and Drainage Plan, 
Drainage Report, and The Storm Water Managrnent Plan, however said 
Landscape plan will be provided on or 10 days prior to hearing. 

#9 3 93 
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P ·1 ann i ,-,g OepC:Ir tmen t. 
City of" Grand Junction 
5S9 White Avenue 
Gr·and Junction. CO 81501 

AI.JQustl, 1993 

RE: General Project Report-LC::trcllwood Inn::. 

A. Project Description 
1. Location. The pr·oject is located on 15th street 

between Pattet· son and Her rnosa. 
2. Act eage. The tota 1 acreage is 7. 49 acres. 

93 

3. Proposed use. The acreage is proposed to be split 
into four lots. Lot #1 wi 11 be retained by Hilltop 
Hea 1 th Services Cor· porat ion f"or use as is present. 1 y 
designated. Lot #2 will be used f"or a skilled nursing 
f"aci 1 ity. Lots #3 & 4 have at. t.his time no planned 
deve1of-)ment. 

B. Public BeneFit 
The benefit to the general pub1 ic wi 1 1, at this 
junc·ture, be the constructiot-, of a new sk·i lled 
nur·sing facility. In addition to the HealU1 Care 
F C:IC i 1 i ty that has been approved by the var i ous St.ate 
Agencies, the economic benefit to the City of Grand 
Junction will be substantial. A projected payrol 1 of 
over $750,000 with the creation of Forty new jobs is 
dr1t i c i pat eel. 

~. Project Compliances, Compatibi 1 ity, and Impact 
1. Adoptive plans and/or policies •.. The present zoning 

on this property is Business. We believe that this 
zone ·is cornpat i b 1 e with the proposed use and wou 1 d 
thereFore request no change in zoning. 

2. Land use in the surrounding C::trea. Al 1 adjacent land, 
except as noted is zoned R2F-8 for residential use. 
On the southeast corner of Potter son & 15tt·, the zone 
is PR 16. 2 and the pr·oper· ty adjC::tcent to the subject 
property on the west is zoned f"or business use. 

3. Site access and traf"f"ic patterns. Lot 1 will continue 
to be accessed from Hermosa. Lot #2 wll 1 be accessed 
from 15th street. Lots# 3 & 4 wil 1 be accessed f"rorn 
Patt.er son. 

4. Avail ibi lty oF utilities, including proximity of" fire 
hydrants. Exisit.ing water and sewer lines are In 
Herrnosa, 15th, and Patterson Str'eet:s. Proposed f" ire 
hydrants appear on the site plan. 

5. Special or unusual demands on utll itles. Because of 
the need for a sprinkler system throughout the 
bu i I ding, C::t 6" water· rna in maybe needed to service the 
skilled nursing f"acil ity. 

6. Effects un pub 1 i c fac i 1 it i es. A ·1 tt·tough the need for 
f"ire, pol ice and sanitation Is obvious, we see no 



ur1usua 1 bur-den for these departments. Some s 1 i ght 
increase in tr-af"f" i c due to the wod<. "for-ce and ser·v ice 
necessary to sustain the skilled nursing Facility is 
expected, but no excessive use is anticipated. No 
additional demands on parks or schools is forseen. 

7. Site soils and geology. According to the sol ls report. 
no unexpected geo 1 ogy or soils were encour1tered. 

8. Impact of" project on site geology and geological 
hazar·ds. No sign if" i cant geo 1 ogy i rnpact or geologica 1 
hazards are anticirJatecJ. 

9. Hours of operation. As withal 1 skilled health care 
f"acil ities, this project wil 1 be operational 24 hrs. 
a c.Jay, 7 days a week. 

10. Signage plans. It is expected that a sign wil 1 be 
place on 15th street "for the skilled nursing 
fac i I i ty. 

D. Development Schedule and Phasing. 
Construction oF the skilled nursing f"acil ity wil 1 
begin as soon as all permits are granted by the City 
of" Grand Junction. Completion is expected ir1 
July, 1994. Future expansion will depend upon need as 
determined by the Colorado State Department of" 
Health. 

Or1 behalF oF the petitioners, 

Pdt Ec.Jwarcls 



REVIEW COMMENTS 

Page 1 of 9 

FILE #93-93 TITLE HEADING: Final Plat- Minor Subdivision; Final 
Plan Lot 2- Larchwood Inns 

LOCATION: NW corner of 15th & Patterson 

PETITIONER: Fredrick Schumann 

PETITIONER'S ADDRESS/TELEPHONE: 

PETITIONER'S REPRESENTATIVE: 

653 Larkspur 
Grand Junction, CO 
243-9898 

Pat Edwards 

STAFF REPRESENTATIVE: Kathy Portner 

NOTE: WRITTEN RESPONSE BY THE PETITIONER TO THE REVIEW COMMENTS IS 
REQUIRED ON OR BEFORE 5:00 P.M., AUGUST 30, 1993. 

GRAND VALLEY RURAL POWER 
Perry Rupp 

None at this time. 

U.S. WEST 
Leon Peach 

No comments at this time. 

MESA COUNTY BUILDING DEPARTMENT 
Bob Lee 

No comments or concerns at this time. 

GRAND JUNCTION FIRE ·DEPARTMENT 
George Bennett 

8/5/93 
242-0040 

8/6/93 
244-4964 

8/11/93 
244-1656 

8/11/93 
244-1400 

1. Fire Department access is to be a minimum clear and unobstructed width of 20 feet. 
2. An automatic fire sprinkler system is required throughout the building. 
3. An automatic and manual fire alarm system is required in the building. 

A fire flow survey is required to determine the required flows and fire hydrant requirements 
and placement. Submit a complete stamped set of building plans. 

4. Have your automatic sprinkler and fire alarm contractors contact our office for submittal 
requirements. 



FILE #93-93 I REVIEW COMMENTS I page 2 of 9 

CITY POLICE DEPARTMENT 
Mark Angelo 

8111193 
244-3587 

What type of parking lot lights are going to be used? What type of lighting is proposed on the 
building for exterior lights? Recommend a light over every door - a ceiling or wall mount with a 
cover over the bulb so it can't be tampered with. In addition, some light assemblies come with 
tamper resistant screws. 

What type of doors and locks are going to be used? 

What is proposed for landscaping? 

Is there adequate parking? 

The trees should stay if possible. 

CITY PARKS & RECREATION 
Don Hobbs 

Appraisal needed for open space fee determination. 

CITY UTILITY ENGINEER 
Bill Cheney 

8112193 
244-1542 

8117193 
244-1590 

1. Provide information pertaining to number of beds or units being proposed. Provide 
information on water and sewer requirements. 

2. Show proposed location of water and sewer taps. If possible, make all taps in Hermosa. 

CITY DEVELOPMENT ENGINEER 
Gerald Williams 

8116193 
244-1591 

See attached comments, red-lined Drainage Study Report, red-lined Storm Water Management 
Plan and red-lined drawings. 

MESA COUNTY PLANNING 
Mike Joyce 

8/16/93 
244-1642 

1. Lot 3 should be accessed from 15th Street, not Patterson Road. 
2. Lot 4 should be accessed through lot 3 by an access easement/agreement. Exiting from 

lot 4 onto Patterson Road might work as a one-way egress if signed correctly (a traffic 
generation study should be submitted to determine access). 

3. A monument type sign should be used that is designed in conjunction with the Landscape 
Plan (not submitted). 



FILE #93-93 I REVIEW COMMENTS I page 3 of 9 

COMMUNITY DEVELOPMENT DEPARTMENT 
Kathy Portner 

See attached comments. 

PUBLIC SERVICE COMPANY 
Dale Clawson 

LATE COMMENTS 

8119193 
244-1446 

8127193 
244-2695 

Electric & Gas: Require 14' front lot line easement along Hermosa Avenue and along Patterson 
Road. Also require 14' easement west of the "Exception described in Book 1694, page 163 and 
164 of Mesa County Records". 



- ·- ----------- ---

STAFF REVIEW 

FILE: #93-93 

DATE: August 20, 1993 

STAFF: Kathy Portner 

REQUEST: Final Plat for Hilltop Minor Subdivision No. 2 and Final Development Plan 
for lot 2, Larchwood Inns 

LOCATION: Northwest corner of 15th Street and Patterson Road 

APPLICANT: Fredrick Schumann/Pat Edwards 

EXISTING LAND USE: Undeveloped and Hilltop's Files Center 

PROPOSED LAND USE: Skilled nursing facility on lot 2 

SURROUNDING LAND USE: 
NORTH: Residential 
SOUTH: Residential 
EAST: Residential 
WEST: Residential and Office 

EXISTING ZONING: Planned Business (PB) 

PROPOSED ZONING: Planned Business (PB) 

SURROUNDING ZONING: 
NORTH: RSF-8 (Residential Single Family, 8 units per acre) 
SOUTH: RSF-8 
EAST: RSF-8 
WEST: RSF-8 and 

RELATIONSHIP TO COMPREhC:NSIVE PLAN: 

This area is not specifically addressed in the Patterson Road Corridor Guidelines. 

STAFF ANALYSIS: 



--·--·-··--··-·----

Staff Comments 

1. Signage for lot 2 must be proposed and approved through this review process. Please 
submit details on type, size and location. 

2. An appraisal of the unimproved land for lots 2,3 and 4 is required for review with the 
petitioners response to comments. 

3. A note must be included on the plat stating that access to lots 3 and 4 will only be allowed 
at the Ingress and Egress easement and it must be a shared access. 

4. The approval of the original PB zone on this site did not include a list of approved uses for 
the zone, only the hospital use was approved. I would recommend that a list of approved uses 
that would be considered for lots 3 and 4 be considered at this time. The most appropriate 
uses would be those that are allowed or require Special or Conditional Use Permits in the B-1 
(limited business) zone. 

5. The parking requirement for the facility is based on the number of beds and the number of 
employees per shift. Please provide detailed information on the type of facility that is being 
proposed (is this a nursing home or retirement center?), the number of employees per shift and 
the number of beds proposed including the future wings shown. 

6. Outdoor sitting areas should be provided for the residents and employees with good access 
from the building. The two areas shown for future expansion would be ideal. Sidewalks 
should be provided on site to enable the residents to access around the site and access the 
public sidewalks along the streets. 

STAFF RECOMMENDATION: 



NICHOLS ASSOCL4TES, INC. 
751 Horizon Court, Suite #102 

P.O. Box 60010 
Grand Junction, Colorado 81506 

LARCHWOOD INNS 
Response to Review Comments 

re: City of Grand Junction Planning Department File No. 93-93 

24 August, 1993 

CITY UTILITY ENGINEER 

1.) Provide information pertaining to number of beds or units being proposed. 
Provide information on water and sewer requirements. 

The proposed development calls for 80 beds with a central kitchen in the 
first phase of construction and a future expansion of 40 beds. The 
expected water and sewer flow is 36% of 280 Gallons per day or 
approximately 100 GPD per bed times 80 beds = 8,000 GPD and 12,000 
GPD after the expansion. 

2.) Show proposed location of water and sewer taps. If possible, make all taps in 
Hermosa. 

The plans ·will be revised to show tap locations and the taps will all be in 
Hermosa street. 

CITY DEVELOPMENT ENGINEER 

Final Plat 

1.) Show easement separation and/ or cross-over. 

Plat drafting \Vill be revised to show separation and cross over of 
easements. 

2.) Add note as indicated (previous comment!). 

Note will be included in revised plat. 

3.) On the graphic portion of the plat, indicate beneficiaries of ingress/ egress 
easements. 

Beneficiaries will be noted on the revised plat. 



4.) Provide a boundary closure print-out (previous comment!). 

A print out of the boundary inverse and closure will be provided. 

5.) Streets and ROW are not being dedicated by this plat. 

6.) TI1e ingress/ egress easement may not be adequate. See comment #4 on the 
Site Plan. 

The curb cut and turning radius will be reviewed and revised as required. 

7.) Lines to fire hydrants have no easements, and are assumed to be private. 

The lines and hydrants are private. 

Site Plan 

1.) Identify the mvners of the irrigation ditch, pipe, and storm drain systems. 

The irrigation ditch is owned by the Grand Valley Irrigation District. 

The pipe and storm drain within the property will be privately owned by 
the development. 

2.) Maintain positive gravity flow on drain lines. 

This was a drafting error. All drains have positive flow. The error will be 
corrected. 

3.) This note appears on several drawings, and yet it is unclear. Please show by 
contours, cross-section, or both. 

The note will be removed and reference will be made to the contours 
and cross sections. 

4.) ... entry off Hermosa ... 

Entries, drives and all turning radii will be redesigned in accord with 
comments and the SSID IX-29 criteria. 



5.) ... driveway width ... 

The drive way will be widened, however the present location is preferred. 

6.) Check with the Fire Department. Fewer hydrants will probably be acceptable 
if sprinkling is provided. 

Fire hydrant locations will be reviewed. 

7.) Jvfidway on Hermosa and at the Hermosa/15th Street intersection, water 
valves seem to be floating away from the waterline. Please correct. 

The referenced valve was field located as shown. The purpose of the 
valve is unknown to us. 

8.) Both irrigation head gate diversion boxes only show a line going one 
direction. Please show all lines, and the direction of flow. 

The required revisions will be included on the revised site plan. 

9.) Use a benchmark on the site or on public property. Set one if necessary. 

An additional bench mark will be placed on the concrete irrigation 
structure in the north east comer of the project. 

10.) In the future, SSID graphics per Section VIll-E will be enforced; that is, 
having a distinction between the line weights used for existing and proposed 
facilities. 

Acknowledged. 

Grading and Drainage Plan (HILL2DRN) 

1.) See Note 3, Site Plan. 

The note will be removed and reference will be made to the contours 
and cross sections. 

2.) All details should be on construction drawings. Moreover, page 4 of the 
calculations provide no additional information anyway. 

Drainage study will be revised and details will be added to the 
construction drawings. 



3.) Show sewer line continuation. 

Continuation will be shown on revised plan. 

4.) Revise drawing per comments on the Site Plan. 
Revisions will be included. 

5.) See Note 10, Site Plan. 

Acknowledged. 

6.) Show revised contours in the legend. 

Legend will be revised to include 'revised contours'. 

7.) BN1P's (SSID IX-16, Item 9). 

The waste control will be contracted locally with a waste management 
company. 

Grading and Drainage Plan (HILL2DN2) 

1.) Revise per comments on other sheets. 

Revisions will be made. 

2.) Changes required by these comments for this affect the other Grading and 
Drainage Plan as well. 

Required changes will be made on the other plans. 

3.) See Note 2, other G&D Plan. 

Size will be corrected. 

4.) See Note 3, Site Plan. 

The note will be removed and reference will be made to the contours 
and cross sections. 

5.) Show ditch flow lines and pipe elevations. Is there a conflict? Where does 
the ditch go? 



Detail will be clarified. 

6.) The outlet should be at the basin low point, not necessarily level with the 
whole basin bottom. 

Bottom contour will be revised to provide a low point. 

7.) Erosion control? 

Most of the water from the driveway enters up stream of this point. 
Erosion control will be sod. 

8.) Valley pan? 

There will be very little flow in this location. A valley pan is not required. 

9.) Additional grades are required (SSID IX-16, Item 5). 

Additional grades will be added to the drawing. 

10.) Slopes between grades (SSID, IX-16, Item 6). 

Slope between grades will be added. 

11.) Entry may require revision. See Site Plan Comment #4. 

Entry design will be reviewed. 

12.) HC ramp? 

Detail will be added to show the HC ramp across the curb & gutter. 

13.) What and where is the "existing retention ditch"? 

This note will be removed. 

14.) ... swale grades ... 

A pipe or concrete swale will be added. 

15.) Correct the elevation reference. 



The referenced number is a horizontal dimension. 

Detail Sheet 

1.) Add elevation information. 

Elevations \-\'ill be added as requested. 

2.) Pipe sizes and 10" orifice do not coincide with the Drainage Report. 

The drainage report will be corrected. 

Landscape Plan 

1.) Suggest moving tree away from proposed waterline. 

The landscape plan will be revised. 

Storm water Management Plan 

1.) The plan appears acceptable, but should be incorporated into the construction 
drawings. Place the revised (as red-lined) third paragraph on the Grading and 
Drainage Plan. Or, as an alternative, the plans could require that the first 
facilities constructed be the detention basin and swale along the south side of lot 
2. This would also effectively catch runoff sedimentation. Either way, the 
construction plans must be clear as to procedure. Also, please be aware that 
prior to the commencement of construction, the City must be furnished a copy of 
the Colorado Health Department NPDES permit. 

Changes and notes will be added as suggested. 

Drainage Report 

The drainage report will be rewritten to address items 1 through 4 

1.) Information is not consistent with plans. The two must match. 

2) "Q II al • o v ues ... 

3.) Maps show basin areas. For this project, we can get by without it, but 
normally a map per SSID is required. 

4.) Make corrections. 



COMMUNITY DEVELOP:MENT DEP ART:MENT 

6.) Outdoor sitting areas should be provided for the residents and employees 
with good access from the building. The two areas shown for future expansion 
would be ideal. Sidewalks should be provided on site to enable the residents to 
access around the site and access the public sidewalks along the streets. 

Side walks will be added to the plan. 

Regards, 

/""i , . ~r . 
~) L v:. ( / F)-"~'-/\/!__,;·'--"~-:,; 
Terry Nicltols PE 
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RESPONSE TO REVIEW COMMENTS 

Final Plat - Minor subdivision Hilltop #2 
Final Plan - Lot #2 Larchwood Inns (80 bed nursing home) 

City Filing #93-93 

1. Grand Junction Fire Department 
A Department access is a clear 20 feet. 
B. Automatic fire alarm and sprinkler system to be provided throughout the building. 

Fire flow survey will be provided. Complete set of building plans to be provided 
to the fire department with appropriate contractors working with the Grand 
Junction Fire Department. 

2. City Police Department 
A. Overhead parking lot lighting is to be utilized. 
B. Building exterior lighting to be provided as suggested. 
C. All exterior doors will utilize push bars and locks with only the entry doors 

accessible to visitors. 
D. Parking is recalculated (See response to staff comments) 
E. Existing trees to stay. 

3. Mesa County Planning 
A City Engineering is requiring access to Lots 3 & 4 at the existing curb cut on 

Patterson Road only. 
B. Sign design is provided herein. 

4. Staff Comments 
A Sign provided 
B. Appraisal provided 
C. Cross easements to be provided for Lots 3 and 4 with the same having access 

only on Patterson Road. 
D. Petitioner requests zoning remain PB with uses allowed in the B-1, B-2, and B-3 

zoning designation. 
E. Outdoor sitting areas to be provided with a sidewalk as proposed. 
F. Trees to be saved along No. 15th. 
G. Parking is calculated as follows: 

1. 80 bed nursing home, 1 space per each 4 beds = 20 spaces. 
2. Employee parking: 50 total employees with 25 during daytime business hours 

and the remaining 25 divided equally between two shifts. 



The requirement for employee parking is currently under revision. 
The old requirement calculates to 16, the new requirement calculates to 25. 

Old Requirement 
80 beds = 20 parking spaces 
Employees = 16 parking spaces 
Total Required- 36 
Total ReEJ:t:tired~n Plan- 37 

~u\~J_ 
New Requirement 
80 beds = 20 parking spaces 
Employees = 25 parking spaces 
Total Requirement- 45 
Total Provided- 37 

Additional parking can be provided based upon Planning Commission approval. 

H. Petitioner reserves the right to move the South line ofLot #2 plus or minus 25 
feet to the south based upon parking requirements and other considerations. 

For The Petitioner 

Pat Edwards 



_,. ..., 
NISLEY & ASSOCIATES, INC. 

Real Estate Appraisers 

519 Grand Avenue 
Post Office Box 446 

Grand Junction, Colorado 81502-0446 
Telephone: (303) 242-8076 FAX: (303) 245-8155 

Mr. Fredrick A. Schumann 
653 Larkspur Lane 
Grand Junction, Colorado 81506 

Dear Mr. Schumann: 

August 30, 1993 

Pursuant to your request for a letter of opinion on the land value 
for the property located at the northwest corner of the intersec
tion of 15th Street with Patterson Road, I have concluded my re
search and have arrived at an opinion of value. The property is 
vacant at this time. The function of this appraisal assignment is 
for the use of the City of Grand Junction to estimate a 5% open 
space fee which will be required for development of the property. 
This appraisal assignment would be considered a limited scope as
signment, based on the Standards of Professional Appraisal Practice 
promulgated by the Appraisal Institute. This appraisal assignment 
is limited in scope to reporting a vacant land value for the pro
perty based on current land sales in the area. The appraisal is 
also limited in scope in reporting neighborhood and area data, and 
limited to a brief description of the subject property due to the 
knowledge of the area and the property by the client. The scope of 
this appraisal includes estimating a vacant land value From avail
able sales data. The land value arrived at in this letter is Mar
ket Value, which is defined as follows: 

"The most probable price which a property should bring in a 
competitive and open market under all conditions requisite to 
a fair sale, the buyer and seller, each acting prudently, 
knowledgeably and assuming the price is not affected by undue 
stimulus. Implicit in this definition is consummation of a 
sale as of a specified date and passing of title from seller 
to buyer under conditions whereby: 

Buyer and seller are typically motivated; 

Both parties are well informed or well advised and each acting 
in what he considers his own best interest; 

A reasonable time is allowed for exposure in the open market; 



Nisley & Associates, Inc. -
Payment is made in terms of cash in u.s. dollars or in terms 
of financial arrangements comparable thereto; and 

The price represents a normal consideration for the property 
sold unaffected by special or creative financing or sales 
concessions granted by anyone associated with the sale." 

The property rights appraised are the unencumbered fee simple 
estate rights of ownership, and the effective date of the opinion 
of value expressed in this letter is as of August 27, 1993. This 
is the date of inspection of the subject property by Barry U. 
Sullivan. 

2 

I was not provided with a full legal description of the property, 
however, it is depicted as Parcel B in the accompanying survey of 
the parcel and would be generally described as Lot 1 of Block 1, 
Hilltop Subdivision, Section 1, Township 1 South, Range 1 West of 
the Ute Meridian except the north 289.41 feet of the west 226 feet 
thereof, and also except road right-of-way on the east as described 
in Book 1694 at pages 163 and 164 of the Mesa County records. 

The subject property is located in the north area of Grand Junction 
at the northwest intersection of 15th Street with Patterson Road. 
The property has approximately 516 feet of frontage along Patterson 
Road, approximately 479 feet of frontage along 15th Street, as well 
as approximately 400 feet of frontage along Hermosa Avenue. With 
the exception of Parcel A which is not included in the scope of 
this appraisal and which is noted in the accompanying survey of the 
property, the subject property includes a total of approximately 
260,662 square feet or 5.98 acres, more or less. 

The property at the present time has a zoning designation of PB 
which allows for Planned Business uses. This zoning designation 
allows for uses which are included in the B-1, B-2, and B-3 zoning 
designations on a planned development basis. In general, the al
lowable uses under this zoning designation provide for a great 
variety in residential, business, commercial and professional of
fice uses on a planned basis, which would include human care and 
treatment facilities, cafes and restaurants, a wide variety of 
retail businesses, as well as medical and professional office uses. 
Taking into consideration the subject property's close proximity to 
the two major hospitals in the area, as well as existing elderly 
care homes in the neighborhood, it would appear that the highest 
and best use of the property would be for development of an elderly 
care home or for medical office uses. The demand for these types of 
uses appears to be the strongest in the area at this time, as evi
denced by recent new construction of medical office and elderly 
care housing in the area. 

The property at this time is owned by the Hilltop Foundation, Inc., 
and the property included within this appraisal is part of Tax 
Schedule #2945-013-11-002. 



Nisley & Associates, Inc. 
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There have been few recent sales of large undeveloped parcels which 
are zoned for Planned Business uses which would be meaningful in 
the valuation of the r;roperty. There have, however, been two recent 
sales of larger parcels which were zoned for Planned Business uses 
that are located at the northwest intersection of 1st Street with 
Patterson Road, approximately 15 blocks west of the subject proper
ty. These two sales are discussed below and would be the most 
recent and most meaningful market data available at this time. 

Sale #1 

This sale includes a parcel of vacant land located west of the 
intersection of 1st Street with Patterson Road. This parcel 
consists of Lot 2 of the Hi Fashion Fabric Subdivision and is 
now developed with the Hi Fashion Fabric store. The property 
sold August 13, 1992 with the sale being recorded in Book 1918 
at page 705 of the Mesa County Clerk's and Recorder's office 
records. The parcel included a total of 90,997 square feet or 
2.09 acres, more or less. The parties involved were Tomkins 
to Vogel and the total consideration was $135,000 cash which 
would break down to $1.48 per square foot. This was a cash 
transaction. The property at the time of sale was not zoned 
for Planned Business uses, however, the contract to purchase 
the parcel was contingent upon obtaining Planned Business 
zoning for the property. This parcel would have a somewhat 
inferior location to the subject, as it is not a corner loca
tion. However, the property is located on Patterson Road 
which is a major east/west thoroughfare through the northern 
portion of Grand Junction and exposes this property to a great 
deal of vehicular traffic. 

In comparing this parcel directly with the subject, an upward 
adjustment is indicated for the inferior location of this 
parcel and a negative adjustment is indicated for its smaller 
size. Adjusting upward 25% for location and downward 10% for 
size would indicate a value for the subject property at $1.70 
per square foot. 

Sale #2 

This parcel of land is located at the northwest intersection 
of 1st Street with Patterson Road and is located immediately 
east of the sale noted above. This parcel included a total 
area of 225,640 square feet or 5.18 acres, more or less. The 
parcel was composed of several smaller parcels, however, in 
confirming this sale with John Caldwell of City Market, it was 
noted that this was not a factor in negotiating a purchase 
price. The total consideration paid for the 5.18 acres to
talled $714,819.60 which would indicate an overall purchase 
price of $3.17 per square foot. This was a cash transaction. 
The parties involved within this sale were Gormley, etal to 
Dillon Real Estate Company and this sale is recorded in Book 
1969 at pages 368 through 370 and occurred on April 15, 1993. 
This parcel was zoned for Planned Business uses at the time of 
sale. 



Nisley & Associates, Inc. 
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This parcel has frontage on two major thoroughfares which 
would be 1st Street and Patterson Road, and in this respect 
would have a somewhat better location than the subject. Traf
fic counts along Patterson Road in the area of this sale, as 
well as Sale #1 above, are slightly less than those occurring 
near the subject property, however, traffic counts along 1st 
Street are much heavier than those experienced along 15th 
Street at the subject property. 

In comparing this sale directly with the subject, negative 
adjustments would be indicated for the sale's superior loca
tion. This sale would be comparable in other respects to the 
subject property in overall size, topography and availability 
of utilities. Adjusting downward 25% would indicate a value 
for the subject property at $2.38 per square foot. 

As noted earlier, the above two sales are the most recent and com
parable that I could find in the area at this time. The two sales 
after adjustments indicate a fairly wide range in value for the 
subject from $1.70 to $2.38 per square foot. It is my understand
ing that the subject parcel is currently under contract at a price 
of $460,000, which would break down to $1.76 per square foot. The 
contract price for the parcel is within the range indicated by the 
limited market data available although at the lower end of the 
range. It is therefore my opinion that the current contract price 
for the subject property is reasonable and consistent with avail
able market data and, in my opinion, the subject property would 
have a Market Value as of the effective date of the appraisal of 
$460,000 or $1.76 per square foot. 

I trust this is the information that you need. If you have any 
questions, please do not hesitate to contact me. 

Respectfully submitted, 

~~~ 
Barry U ullivan 
Certifie General Appraiser 
Colorado - #CG01314642 
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Nisley & Associates, Inc. 

CERTIFICATION 

The undersigned does hereby certify that, to the best of my 
knowledge and belief, and except as otherwise noted in this appraisal 
report: 

1. The statements of fact contained in this report are true and 
correct. 

2. The reported analysis, opinions, and conclusions are limited 
only by the reported assumptions and limiting conditions, and are my 
personal unbiased professional analysis, opinions, and conclusion. 

3. I have no present or prospective interest in the property 
that is the subject of this report, and I have no personal interest or 
bias with respect to the parties involved. 

4. My compensation is not contingent on an action or event 
resulting from the analysis, opinions, or conclusions in, or the use 
of this report. 

5. My analysis, opinions and conclusions were developed, and 
this report has been prepared in conformity with the requirements of 
the Code of Professional Ethics and the Standards of Professional 
Practice of the Appraisal Institute. 

6. The use of this report is subject to the requirements of the 
Appraisal Institute relating to review by its duly authorized 
representatives. 

7. I have made a personal inspection of the property that is the 
subject of this report. 

8. No one provided significant professional assistance to the 
person(s) signing this report. 

9. I do not authorize the use of my name or the name of my firm 
for publicity in connection with any effort to market the appraised 
property. I do not authorize any out of context quoting from or 
partial reprinting of this report for public dissemination. 

10. The confidentiality of the appraiser-client relationship will 
be protected. 
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STAFF REVIEW 

FILE: #93-93 

DATE: September 2, 1993 

STAFF: Kathy Portner 

REQUEST: Final Plat for Hilltop Minor Subdivision No. 2 and Final Development Plan 
for lot 2, Larchwood Inns 

LOCATION: Northwest corner of 15th Street and Patterson Road 

APPLICANT: Fredrick Schumann/Pat Edwards 

EXISTING LAND USE: Undeveloped and Hilltop's Files Center 

PROPOSED LAND USE: Skilled nursing facility on lot 2 

SURROUNDING LAND USE: 
NORTH: Residential 
SOUTH: Residential 
EAST: Residential 
WEST: Residential and Office 

EXISTING ZONING: Planned Business (PB) 

PROPOSED ZONING: Planned Business (PB) 

SURROUNDING ZONING: 
NORTH: RSF-8 (Residential Single Family, 8 units per acre) 
SOUTH: RSF -8 
EAST: RSF-8 
WEST: RSF -8 and PB 

RELATIONSHIP TO COMPREHENSIVE PLAN: 

This area is not specifically addressed in the Patterson Road Corridor Guidelines. 

STAFF ANALYSIS: 

The proposal is for a 4 lot minor subdivision on 7.48 acres on the northwest corner of 
Patterson Road and 15th Street and a fmal plan on the proposed lot 2. The property is zoned 
Planned Business (PB) and was originally proposed as the site for Hilltop Rehabilitation 



Hospital. Lot 1 is developed with Hilltop's Files Center. The proposal for lot 2 is a skilled 
nursing facility. There are no development plans for lots 3 and 4 at this time. 

The proposed final plan for lot 2 is a single level 80 bed nursing home with a total of 50 
employees (25 during daytime business hours and the remaining 25 divided equally between 
two shifts). The parking requirement is 1 space per each 4 beds plus 1 space per each 
employee per shift under the existing Code and 1 space per employee on the largest shift under 
the proposed text amendment that has received final approval by the City Council but is not 
yet effective. Therefore, the parking requirement under the current code is 37 and under the 
proposed amendment is 45. Staff recommends the additional 8 spaces be provided to reduce 
the likelihood of employees or visitors parking on-street. 

The existing site is not big enough to accommodate the future expansion wings shown on the 
plan and the required additional parking and still retain sufficient open space and landscaping. 
The petitioner has agreed to provide outdoor sitting areas with good access from the building 
and to provide sidewalks on-site to enable the residents to access around the site and access 
the public sidewalks along the streets. The landscaping as proposed is adequate and will retain 
the mature Cottonwood trees along 15th Street. 

The petitioner is proposing 2' x 12' monument style sign with a brick or stucco base. Staff 
must approve the location of the sign. 

The Open Space fee to be paid to the City is 2.5% of the appraised land value of $460,000 for 
a total of $11 ,500. That fee must be paid prior to recording the plat. 

The approval of the PB zone on this site did not include a list of approved uses for the zone, 
only the hospital use was approved. Staff feels that the proposed nursing home facility is 
appropriate and recommends that a list of approved uses for lots 3 and 4 be considered at this 
time. The most appropriate uses would be those that are allowed or require Special or 
Conditional Use Permits in the B-1 (limited business) zone as listed in the Use/Zone Matrix 
of the Zoning and Development Code. Any approved uses would still require planned 
development review and approval by the Planning Commission. 

All technical review comments have been addressed or will be incorporated into the final 
construction drawings to be approved by City staff. 

STAFF RECOMMENDATION: 

Approved Uses for lots 3 and 4 

Staff recommends the approved uses for lots 3 and 4 be those uses that are allowed or allowed 
by a Conditional Use Permit or Special Use Permit as listed in the Use/Zone Matrix of the 
Zoning and Development Code. (Planning Commission action on this will be a 
recommendation to City Council because the uses should be tied to the zoning). 



Final Plat 

Staff recommends approval of the final plat for 4 lots with the following conditions: 

1. A notation on the plat must be included indicating access for lots 3 and 4 must be a 
shared access point at the designated ingress/egress easement. 

2. The ingress/egress easement on lot 1 must be reconfigured to meet minimum turning 
radius standards. 

3. Open Space fees of $11,500 must be paid prior to recording the plat. 

4. Require a 14' front lot line utility easement along Hermosa Avenue and along Patterson 
Road. Also require a 14' utility easement west of the "Exception as described in Book 1694, 
page 163 and 164 of Mesa County Records". 

Final Plan 

Staff recommends approval of the final plan for lot 2 with the following conditions: 

1. All entries, drives and turning radii be redesigned to meet standards. 

2. All construction drawings incorporate the changes as noted in the response to review 
comments dated August 24, 1993. 

3. The drainage report be reconciled with all associated drawings. 

4. The revised plan include outdoor sitting areas accessible from the building and on-site 
sidewalks be provided for access around the site and access to the public sidewalks along the 
streets. 

5. The future expansion wings as shown on the site plan dated 8/10/93 not be a part of this 
approval. 

6. The plant investment fee for sewer service as calculated by the City Utility Engineer 
must be paid prior to issuance of a sewer clearance for construction. The PIF based on the 
information provided in the petitioners response to comments is $21,600. 



Ms. Kathy Portner 
Planning Department 
City of Grand Junction 
559 White Avenue 
Grand Junction, CO 8150 l 

September 7, 1993 

RE: Staff Review and Recommendations dated September 2, 1993, File #93-93 
Larchwood Inns Hilltop #2 Minor Subdivision 

Dear Ms. Portner: 

With the exception of the two following items, the petitioner concurs with your analysis and 
recommendations referenced above. 

1. Approved Uses for Lots 3 & 4 

The subject property was zoned Planned Business for a Rehabilitation Hospital in 1983. 
Since that date the subject property has remained zoned PB without a plan. The subject 
property was contracted for by the petitioner based upon a zoning designation of Planned 
Business without a plan. The subject property is being sold by Hilltop on the same basis. 
An appraisal for open space fees has been provided on the basis that the zoning is Planned 
Business. Open space fees in the corrected amount of $16,725 are requested based upon 
the provided appraisal. To date no notice of zoning recision has been received by the 
petitioner or Hilltop. Your own staffreview referenced above indicates no corridor 
guidelines or comprehensive plan address the subject area. The petitioner & Hilltop 
therefore, request that the subject property including Lots I, 2, 3 & 4 remain Planned 
Business, that Lots 3 & 4 remain zoned Planned Business without a plan, with the 
understanding that proposed uses for Lots 3 & 4 are subject to Planning Commission 
review (i.e., public hearing). 

2. Item #5 Final Plan regarding future expansion 

Provided herewith is a "sample" revised parking plan demonstrating lot coverage by 
stmctures, parking and paved areas, and open space. Those numbers are duplicated 
here for discussion purposes. 



80 Bed Nursing Home 
Building area 30,518 square feet 
Parking area 29,350 square feet 
Open space 81,331 square feet 
Total Site 141,199 square feet 

57% open landscaped area 

120 Bed Nursing Home 
Building area 36,384 square feet 
Parking area 38,609 square feet 
Open space 66,206 square feet 
Total Site 141, 199 square feet 

46% open landscaped area 

The additional parking for the 40 bed expansion is calculated as follows: 

a. 5 additional employees with 3 on the largest shift, 40 beds - 4 = 10 + 3 + I 
additional handicap space. 

b. Total parking would be 59, i.e., 45 spaces for the 80 bed home and 14 additional 
spaces for the 40 bed expansion. 

The following lot coverages by structure are provided 

80 bed nursing home - 21% 
120 bed nursing home - 25% 

Per the zoning and development code, lot coverages in RSF to B-3 zones range from 25% 
in the RSF zone to 60% in the B-3 zone. The minimum landscape area in the B-1 & 
B-2 zones is 10% in the RMF 16 zone the minimum is 10%, and 15% in the RMF 64 
zone. Based upon the percentage of lot coverage, the percentage of landscaped open 
space, etc. it appears the site is more than adequate to accommodate the 80 bed nursing 
home and a 40 bed expansion. 

Therefore, the petitioner hereby requests final approval ofthe 80 bed nursing home and 
conceptual approval of the 40 bed expansion with the provision that plans, i.e. parking, drainage, 
landscaping, etc., for the 40 bed expansion would be submitted for staff review and approval. 



3. Small outdoor patio areas can be provided in the areas indicated on the enclosed 
"sample" parking plan. Said areas are to be accessed via existing day seating areas within 
the proposed facility. In the event the expansions are constructed, the day seating areas 
will be relocated in the expansion wings allowing continued access to the patio areas from 
the day seating area. 

Sincerely, 

Pat Edwards 
For The Petitioner 



STAFF REVIEW 

FILE: #93-93 

DATE: September 7, 1993 

STAFF: Kathy Portner 

REQUEST: Final Plat for Hilltop Minor Subdivision No. 2 and Final Development Plan 
for lot 2, Larchwood Inns 

LOCATION: Northwest comer of 15th Street and Patterson Road 

APPLICANT: Fredrick Schumann/Pat Edwards 

EXISTING LAND USE: Undeveloped and Hilltop's Files Center 

PROPOSED LAND USE: Skilled nursing facility on lot 2 

SURROUNDING LAND USE: 
NORTH: Residential 
SOUTH: Residential 
EAST: Residential 
WEST: Residential and Office 

EXISTING ZONING: Planned Business (PB) 

PROPOSED ZONING: Planned Business (PB) 

SURROUNDING ZONING: 
NORTH: RSF-8 (Residential Single Family, 8 units per acre) 
SOUTH: RSF -8 
EAST: RSF-8 
WEST: RSF -8 and PB 

RELATIONSHIP TO COMPREHENSIVE PLAN: 

This area is not specifically addressed in the Patterson Road Corridor Guidelines. 

STAFF ANALYSIS: 

The proposal is for a 4 lot minor subdivision on 7.48 acres on the northwest comer of 
Patterson Road and 15th Street and a final plan on the proposed lot 2. The property is zoned 
Planned Business (PB) and was originally proposed as the site for Hilltop Rehabilitation 



, 

STAFF RECOMMENDATION: 

Approved Uses for lots 3 and 4 

Staff recommends the approved uses for lots 3 and 4 ~those uses that are allowed or allowed 
by a Conditional Use Permit or Special Use Permit as listed in the Use/Zone Matrix of the 
Zoning and Development Code. (Planning Commission action on this will be a 
recommendation to City Council because the uses should be tied to the zoning). 

Final Plat 

Staff recommends approval of the final plat for 4 lots with the following conditions: 

1. A notation on the plat must be included indicating access for lots 3 and 4 must be a 
shared access point at the designated ingress/egress easement. 

2. The ingress/egress easement on lot 1 must be reconfigured to meet minimum turning 
radius standards. 

3. Open Space fees of $16,725 (5% of value of lots 3 and 4; 2.5% of value of lot 2) must 
be paid prior to recording the plat. 

4. Require a 14' front lot line utility easement along Hermosa Avenue and along Patterson 
Road. Also require a 14' utility easement west of the "Exception as described in Book 1694, 
page 163 and 164 of Mesa County Records". 

Final Plan 

Staff recommends approval of the final plan for lot 2 with the following conditions: 

1. All entries, drives and turning radii be redesigned to meet standards. 

2. All construction drawings incorporate the changes as noted in the response to review 
comments dated August 24, 1993. 

3. The drainage report be reconciled with all associated drawings. 

4. Eight additional parking spaces be provided on-site for Phase I (80 bed facility), the 
location of which to be reviewed and approved by staff. 

5. The revised plan include outdoor sitting areas accessible from the building and on-site 
sidewalks be provided for access around the site and access to the public sidewalks along the 
streets. 



Hospital. Lot 1 is developed with Hilltop's Files Center. The proposal for lot 2 is a skilled 
nursing facility. There are no development plans for lots 3 and 4 at this time. 

The proposed final plan for lot 2 is a single level 80 bed nursing home with a total of 50 
employees (25 during daytime business hours and the remaining 25 divided equally between 
two shifts). The parking requirement is 1 space per each 4 beds plus 1 space per each 
employee per shift under the existing Code and 1 space per employee on the largest shift under 
the proposed text amendment that has received final approval by the City Council but is not 
yet effective. Therefore, the parking requirement under the current code is 37 and under the 
proposed amendment is 45. Staff recommends the additional 8 spaces be provided to reduce 
the likelihood of employees or visitors parking on-street. 

The petitioner has agreed to provide outdoor sitting areas with good access from the building 
and to provide sidewalks on-site to enable the residents to access around the site and access 
the public sidewalks along the streets. The landscaping as proposed is adequate and will retain 
the mature- Cottonwood trees along 15th Street. · 

The petitioner is proposing 2' x 12' monument style sign with a brick or stucco base. Staff 
must approve the location of the sign. J.- /C II 1 j :z, ft/ {.1 ~l 9 f :J 'tc ·o l/7'5 -

The Open Space fee to be paid to the City is 2.5% of the appraised land value of $460,000 for 
a total of -$11,50~ That fee must be paid prior to recording the plat. 

.f / tr, 7d:J 
The approval of the PB zone on this site did not include a list of approved uses for the zone, 
only the hospital use was approved. Staff feels that the proposed nursing home facility is . 
appropriate and recommends that a list of approved uses for lots 3 and 4 be considered at this 
time. The most appropriate uses would be those that are allowed or require Special or 
Conditional Use Permits in the B-1 (limited business) zone as listed in the Use/Zone Matrix 
of the Zoning and Development ·Code. Any approved uses would still require planned 
development review and approval by the Planning Commission. 

All technical review comments have been addressed or will be incorporated into the final 
construction drawings to be approved by City staff. 

Additional Staff Comments based on discussions with the petitioner 

The petitioner would like approval of the project with the two wings shown as future expansion 
areas. The proposed site plan does not show the additional parking that would be needed for 
the expansion. The two wings would add another 40 beds (20 beds each) and 5 employees, 
3 of which would be on the largest shift. The additional parking that would be required is 13 
spaces. They proposed to add a patio area on the west side of the north wing and the east side 
of the south wing to be accessed from the internal "day rooms" in each of those wings. The 
landscaping would remain essentially as proposed. They would like to add the additional 
parking needed for the future expansion, as well as the additional 8 spaces needed for Phase 
I, in the turf area on the comer of 15th and Hermosa. The design of that area for parking 
could be reviewed and approved at the staff level. 



6. The future expansion wings be revised to be the north and south wings with outdoor 
sitting areas to be provided off of the proposed "day rooms" in each of those wings. The 
approval of the expansion wings is contingent on 13 additional parking spaces being provided 
on-site, the location of which to be reviewed and approved by staff. 

7. The plant investment fee for sewer service as calculated by the City Utility Engineer 
must be paid prior to issuance of a sewer clearance for construction. The PIF based on the 
information provided in the petitioners response to comments is $21,600. 

8. The final construction drawings as they pertain to the existing irrigation line along 
Hermosa must be reviewed and approved by Grand Valley Water Users. 

' 



CITY OF GRAND JUNCTION DEVELOPMENT FILE 93-93, HILL TOP MINOR 
SUBDIVISION N0.2 LOCATED AT THE NORTHWEST CORNER OF 15TH STREET 
AND PATTERSON ROAD, IN THE CITY OF GRAND JUNCTION HAS BEEN 
REVIEWED AND APPROVED BY THE UTILITY COORDINATING COMMITTEE. 

CHAIRMAN (;l ~ 0,.1!?3 
DA 
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Grand Junction, CO 81502 ~ ~~~ .J-ti ~...Jt: 
RE: Request for reconsideration on Ordinance #2706 (specifying uses on Lo~ Hilltop ~ .... 

Subdivision #2 located on the northwest of 15th & Patterson Road) 'tv_ 
c., \~ l tLWi v 

Dear Councilman 
~~ 

This request for reconsideration of the above referenced ordinance is based upon the 
misunderstanding that the ordinance was written based upon planning staff recommendation and 
not upon planning commission's recommendation to Council. In order for Council to support 
planning commission's recommendation, a no (negative) vote would have been required. Neither 
the petitioner nor myself were aware of the exact wording of the Ordinance until after the final 
Council vote on the Ordinance was taken on October 6, 1993. It certainly did not appear that 
Council discussed the issue to a degree generally perceived to overturn planning commission's 
recommendation. 

I enclose minutes from the September 7, 1993, planning commission meeting for your review in 
this matter. 

Sincerely, 

Pat Edwards 
For the Petitioner 



Grand Junction Planning Commission Minutes September 7, 1993 

3) #93-93 FINAL PLAT MINOR SUBDIVISION & FINAL PLAN- LARCHWOOD 
INNS 
Request for approval of the Final Plat of a 4 lot Minor Subdivision on 7.5 acres 
and approval of the Final Plan for Larchwood Inns, an 80 bed skilled nursincr e 
facility proposed for Lot 2 (3.24 acres). The property is located at the N\V corner 
of 15th and Patterson with a zoning of Planned Business. 
PETITIONER: Fredric Schumann 
REPRESENTATIVE: Pat Edwards 
LOCATION: NW corner of 15th Street & Patterson Road 

STAFF PRESENTATION 
Kathy Portner gave an overview of the proposal. She said that the property was zoned 
Planned Business and was originally planned for Hilltop Rehabilitation Hospital. Currently 
Lot 1 contains Hilltop File Center. The proposed final plan is for Lot 2. Petitioner would 
also like to have two expansion wings approved that would add an additional 40 beds to the 
facility. She said that petitioner had agreed to provide outdoor sitting areas and that the 
proposed landscaping was adequate. The Open Space fee was to be 2.5% for Lot 2 and 5% 
for Lots 3 and 4, for a total fee of $16,725. 

Kathy Portner said that approval of the Planned Business zone did not include a list of 
approved uses for the zone. Staff felt that a list of approved uses for Lots 3 and 4 should be 
required by the Commission. 

Kathy Portner said that 13 additional parking places would be needed for the future expansion 
wings and that petitioner had proposed a location for the additional parking that could be 
reviewed and approved at the staff level. 

Staff recommended that the approved uses for Lots 3 and 4 be those uses that are allowed or 
allowed by a Conditional Use Permit or Special Use Permit in the B-1 zone as listed in the 
Use/Zone Matrix of the Zoning and Development Code. This would need to be a 
recommendation to City Council. 

Staff recommended approval of the final plat for 4 lots with the following conditions: 

1. A notation on the plat must be included indicating access for Lots 3 and 4 must 
be a shared access point at the designated ingress/egress easement. 

2. The ingress/egress easement on Lot 1 must be reconfigUr-ed to meet minimum 
turning radius standards. 

11 



Grand Junction Planning Commission Minutes September 7, 1993 

3. Open Space fees of $16,725 must be paid prior to recording the plat. 

4. Require a 14' front lot line utility easement along Hermosa Avenue and along 
Patterson Road. Also require a 14' utility easement west of the "Exception as 
described in Book 1694, page 163 and 164 of Mesa County Records." 

Staff recommended approval of the final plan for Lot 2 with the following conditions: 

1. All entries, drives and turning radii be redesigned to meet standards. 

2. All construction drawings incorporate the changes as noted in the response to 
review comments dated August 24, 1993. 

3. The drainage report be reconciled with all associated drawings. 

4. Eight additional parking spaces be provided on-site for Phase I (80 bed facility), 
the location of which to be reviewed and approved by Staff. 

5. The revised plan include outdoor sitting areas accessible from the building and 
on-site sidewalks be provided for access around the site and access to the public 
sidewalks along the street. 

6. The future expansion wings be revised to be the north and south wings with 
outdoor sitting areas to be provided off of the proposed "day rooms" in each of 
those wings. The approval of the expansion wings is contingent on 13 
additional parking spaces being provided on-site, the location of which to be 
reviewed and approved by Staff. 

7. The Plant Investment Fee for sewer service as calculated by the City Utility 
Engineer must be paid prior to issuance of a sewer clearance for construction. 
The PIF based on the information provided in the petitioner's response to 
comments is $21,600. 

8. The fmal construction drawings as they pertain to the existing irrigation line 
along Hermosa must be reviewed and approved by Grand Valley Water Users. 

PETITIONER'S PRESENTATION 
Pat Edwards, representative for petitioner, said the project will utilize shared access with the 
curb cuts that service the File Center Building. He discussed the proposed future expansion 
wings and outdoor seating areas. He said petitioner was in concurrence \\ith staff 

12 



Grand Junction Planning Commission Minutes September 7, 1993 

recommendations and comments except for the recommendation concerning specific uses for 
Lots 3 and 4. 

Pat Edwards said that the property was zoned in 1983 for the Hilltop Rehabilitation Hospital. 
That plan for the hospital lapsed but the zoning remained in place. He said that the property 
"was zoned Planned Business without a plan." He said that Staff acknowledges that there are 
"no specific corridor guidelines or no comprehensive plan that effects this particular area of 
the property." He said that petitioner felt it was unreasonable for staff to limit uses for Lots 
3 and 4 to B 1. Petitioner felt that a compromise would be to agree that whatever use is 
eventually proposed for Lots 3 and 4 would be subject to Planning Commission review and 
public hearing. Pat Edwards said that he didn't feel there was any provision in the Zoning 
and Development Code that allowed staff to make a recommendation to limit usage to a B 1 
zone. 

PUBLIC COMMENT 
Dennis Stahl, 676 26-1/2 Road, spoke in favor of the proposal. He said that Hilltop acquired 
the property over 10 years ago for future development of a new facility, but only a File Center 
was built. Hilltop supported the idea of maintaining the Planned Business zoning and corning 
before the Commission when and if Lots 3 and 4 were developed. He said that "times 
change" and he did not wish the zoning to be limited. 

No one came forward to speak in opposition to the proposal. 

QUESTIONS/DISCUSSION 
Chairman Elmer asked Pat Edwards what was discussed in the neighborhood meeting that 
petitioner held. Mr. Edwards said that an architectural rendering was presented showing the 
height of the building, there was discussion concerning the continued use of the File Center, 
and discussion concerning possible uses of Lots 3 and 4. 

Commissioner Anderson said that, concerning. Lots 3 and 4, it bothered him to give a fmal plat 
on something "that I know nothing about." He asked John Shaver if approving Lot 2 would 
have any bearing on Lots 3 and 4. 

John Shaver said that they would remain Planned Business. He said that the platting process 
itself had no bearing on the zoning. He said the problem is "that you have a planned zone 
without a plan." That problem has been "subject to debate by legal scholars for decades as to 
whether or not that is appropriate. Can a planned zone exist without a plan?" He said it 
could be argued that such a situation violates the nature of what a planned zone is. The plan 
exists because the zone exists and vice-versa. When the plan lapses and the zoning is not 
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reverted, then there is an expectation that the zoning will continue. Mr~ Shaver said that either 
Staff's recommendation for a listing of uses or petitioner's idea to come back for review at a 
later date would probably both be legally acceptable. 

Chairman Elmer said that the main difference between B 1 and B2 zoning was the allowance 
of service/retail uses. 

Commissioner Volkmann asked if there was any type of "automatic reversion" of zoning. 

John Shaver responded "unfortunately not." He said it would have to go through a 
reversionary process because once the zone is in place then there are legitimate expectations 
and "detrimental reliance." He said that there is not an automatic default zone. 

Chairman Elmer said that there was no way of knowing what petitioner would propose in the 
future. John Shaver pointed out that if nothing was done in terms of recommended uses, the 
situation would not get worse. He said that it was simply deferring the problem until a later 
date. 

Chairman Elmer asked if the landscaping plan had been approved and Kathy Portner replied 
that it had been. 

Commissioner Anderson asked if the percentage amount of landscaping would change with the 
addition of the extra parking spaces. Kathy Portner said that there would be less turf area. 

Chairman Elmer asked if petitioner had shown the expansion wings at the neighborhood 
meetmg and Pat Edwards replied that he had. 

MOTION: (Commissioner Anderson) "Mr. Chairman, on Item #93-93, Final Plat for 
Hilltop Subdivision, I move that we approve this subject to Staff 
recommendations and, further, that before any development of Lots 3 and 
4 occurs, that development will be contingent upon acceptance by the 
Planning Commission of that plan; and that a list of uses not be specified 
at this time." 

Kathy Portner felt that there was perhaps too much information in the motion and she said that 
the recommendation to City Council would only be on the list of uses for Lots 3 and 4. 

14 
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AMENDED MOTION: (Commissioner Anderson) "Mr. Chairman, on Item #93-93, 
Final Plat for Hilltop Subdivision #2, I move that we approve 
the request for the final development plan for Lot 2 subject 
to staff recommendations." 

The motion was seconded by Commissioner Seese. 

A vote was called, and the motion passed unanimously by a vote of 5-0. 

MOTION: (Commissioner Volkmann) "lVIr. Chairman, on Item #93-93, Final Plat for 
Hilltop Minor Subdivision #2, I move that we approve this request subject 
to staff recommendations." 

The motion was seconded by Commissioner Laiche. 

A vote was called, and the motion pas_sed unanimously by a vote of 5-0. 

MOTION: (Commissioner Anderson) "Mr. Chairman, on Item #93-93, I move that 
we forward this to City Council with a recommendation for approval, and 
that a list of uses not be specified for Lots 3 and 4 at this point." 

The motion was seconded by Commissioner Volkmann. 

A vote was called, and the motion passed unanimously by a vote of 5-0. 

Chairman Elmer said that he wanted it noted in the record that Staff had recommended 
limiting uses on Lots 3 and 4. 

V.--PBBL-ie-ifEXRING\)N-rfEMS-FGR-REC-e~Al'-IGN-l'-G~~ 

1. 5-93 REZONE AND FINAL PLAN/PLAT - V.O.A. ELDE ~lNG 
A of a property f -2 & P (Neighborhood 

1 ential with a density of 43.8 units 

15 



November 22, 1993 

Pat Edwards 
Coldwell Bankers/Homeowners Realty 
2499 Hwy 6 & 50 
Grand Junction, co 81505 

Re: October~O, 1993 Letter 

Dear Mr.~b.~ 

City of Grand Junction, Colorado 
250 North Fifth Street 

81501-2668 
FAX: (303) 244-1599 

As I had mentioned to you previously, I have solicited Council 
member's thoughts on whether or not they were willing to revisit 
the decision made at the public hearing. 

I conclude in the absence of expressed support, that there is no 
council interest in revisiting the question. 

Assuming that my assumptions are correct, i.e. that Council is not 
eager to rehear the matter, your best option may be to either 
accept the zoning as it is or to talk with the City's planners 
concerning a reapplication for a rezone of the property. 

I will be pleased to speak with you in more detail if you desire. 

VTJ:_ly, 
Dan E. Wilson 
City Attorney 



23-Nov-1993 

NICHOLS ASSOCIATES, INC. 
751 Horizon Court, Suite #102 

P.O. Box 60010 
Grand Junction, Colorado 81506 

CITY OF GRAND JUNCTION 
GRAND JUNCTION, COLORADO 

Ladies and Gentlemen: 

Please find enclosed a drainage study report for the proposed Larch Wood Inns. 

This report was prepared by me for use as a part of the submittal package for the 
Hilltop Two Minor Subdivision. 

A detention facility is designed with a two stage outlet to limit storm water 
discharge to the 2 year and 100 year historic levels. 

I hereby certify that this report was prepared by me. 

Registered Professional Engineer. 
State of Colorado, Number 12093 



LARCH WOOD INNS DRAINAGE REPORT 
23-Nov-1993 

I. General Location and Description 

The Larch Wood Inns project is located in the city of Grand Junction, Colorado. 

The property is bounded on the north by Hermosa Street, bounded on the south 
by Patterson Road, bounded on the east by 15th street, and bounded on the west by a 
small drainage ditch which drains the developed properties lying to the west. These 
streets and the drainage ditch intercept all of the site drainage. 

II. Existing Drainage Conditions 

The present ground cover consists of grasses and alfalfa. The surface soil type is 
predominantly medium silt. The field is surface irrigated using furrows running from 
east to west. Storm drainage discharges through the irrigation furrows to the existing 
drain ditch on the west side then south through the drain ditch to Patterson Road where 
the water enters an existing city storm drain. 

III. Proposed Drainage Conditions 

As shown on the grading and drainage plan, the site will be developed to include 
a large retirement home and paved parking area. The building floor elevation will be 
such that drainage is away from the building in all directions. 

There will be a detention facility in the southwest comer of the property. The 
service drive and the parking area along with grass swales will convey the storm water 
to the detention facility. 

The detention facility includes a two-stage controlled outlet and a 10 inch 
overflow outlet. Also, if the sod berm forming the pond is ever topped, it is designed to 
channel the flow into the existing drain ditch at the southwest comer of the pond. 

The 2 year and 100 year control outlets consist of 6 inch PVC pipes fitted with a 
PVC cap which has a hole drilled to the correct orifice diameter. The ends of the pipes 
and the caps are to be fitted with PVC boxes and trash grates. 

The 10 inch overflow terminates in a similar manner except that it does not 
include a cap and restrictive orifice. 

The 10 inch PVC pipe runs south from the detention pond to Patterson Road 
where it connects to an existing storm drain. 

An emergency spillway overflows in to the existing drain ditch. 



Drawing 1. Site Drainage Plan. 

Drawing 2. Detention Facility Details. 



The required detention volume to limit discharge to historic levels are 3,703 CF 
for the 2 year frequency storm and 8,508 CF for the 100 year frequency storm. 

Reference APPENDIX Page 2A 

A depth capacity curve has been developed for the proposed detention pond. 
The curve indicates that a pond depth of 2.1 feet will provide the required 2 year 
volume, and a pond depth of 3.5 feet will exceed the storage volume requirements for 
the 100 year storm. The 2 year historic orifice at the bottom of the pond should be a 4.45 
inch diameter hole in the discharge pipe end cap. This orifice should be set to drain the 
pond to the 4666.00 elevation. 

The 100 year historic orifice box and grate is set at elevation 4668.0 feet with 0.1 
feet allowed for weir head over the grate. This elevation allows 2.1 feet of depth for the 
2 year detention. The cap for this outlet should be drilled with a 4.77 inch orifice. This 
orifice, in combination with the 2 year orifice, will pass the 100 year historic storm when 
the pond surface elevation reaches 4669.5 feet. At this elevation, a storm inlet structure 
allows overflow directly to the 10 inch diameter PVC discharge pipe. In the event of 
clogging or storms greater than the 100 year event, the sod berm will be over toped at 
elevation 4669.8 and will flow directly into the existing drain ditch. 

VI. References 

Interim Outline of Grading and Drainage Criteria, City of Grand Junction, July 
1992 

Submittal Standards for Improvements and Development (SSID) Draft; City of 
Grand Junction; March 1993 

Civil Engineering Handbook Fourth Edition; by Urquhart 

Mesa County Storm Drainage Criteria Manual; Adopted April14, 1992 

VII. Appendices Table of Contents 

Page 1. 

Page2. 

Page2A. 

Page 3. 

Page4. 

Runoff calculations for the 2 year and 100 year storms at Larch Wood Inn 
development. Calculations are presented for both historic conditions and 
conditions after the proposed development. 

Detention Volume Calculations. 

Detention Pond-Depth Capacity Chart. 

Orifice Calculations. 

Stage Discharge Chart for the Detention Pond Control Orifices. 



IV. Design Criteria & Approach 

Design rainfall intensities are taken from the Interim Outline of Grading and 
Drainage Criteria, City of Grand Junction, 1 July 1992. The time of concentration for 
each basin is calculated using a combination of overland flow, shallow concentrated 
sheet flow, and channel flow travel time. 

The following formula is used to calculate overland sheet flow: 

tc=1.8(1.1-C) (Lli2)/100S)113 

where: 

tc= time of concentration in minutes; 
C= runoff coefficient; 
L= length of basin in feet; and 
5= slope of the basin in feet I feet. 

The intensity is taken from APPENDIX A of the Interim Outline Of Grading And 
Drainage Criteria. 

For on site development, the peak runoff discharges are calculated using the 
rational formula: 

Q=CiA 

where: 

Q= peak runoff rate in cubic feet per second (CFS); 
C= runoff coefficient representing a ratio of peak runoff to 

average rainfall intensity for a duration equal to the 
runoff time of concentration; 

i= average rainfall intensity in inches per hour; and 
A= drainage area in acres 

Results and Conclusions 

Reference APPENDIX Page 1: 

The historic 2 year and 100 year runoff quantities are 0.80 CFS and 2.04 CFS 
respectively. The calculated discharge after construction is 2.26 CFS for the 2 year storm 
and 6.76 CFS for the 100 year storm. The net increase in runoff is 1.47 CFS for the 2 year 
storm and 4.72 CFS for the 100 year storm. 

Reference APPENDIX Page 2: 



PTARMIGAN RIDGE NORTH - Drainage Study 

CALCULATION OF INCREASE IN DISCHARGE DUE TO PROPOSED CONSTRUCTION 
I 

After Construction {Area- Intensity- Discharge} 2-Yr 10Q..Yr 

LENGTH SLOPE RUNOFF BASIN Weighted Runoff Coefficient (C) After Development= 0.60 0.70 

Reach A (S) COEF. TIME GliTTER TOTAL 
BASIN FEET PERCENT c MIN. LENGTH VELOOTY TIME TIME INTENSITY AREA DISCHARGE 

( Lot 1 180 1.4 0.3 17.2 FT. FT./SEC. MIN. TcMIN. Inches/Hour Acres CFS (O=CiA) 

Reach B - Across Service Drive 20.0 1.0 0.3 2-Yr 100-Yr A 2-Yr 10Q..Yr 

Reach C- Service drive gutter 250.0 2.0 2.1 19.6 1.11 2.84 3.40 2.26 6.76 I 

' Historic- For 3.24 Ac. deveiOJXOOnt area I 

LENGTH SLOPE RUNOFF BASIN MAX. TRAVEL TRAVEL TOTAL INTENSITY AREA DISCHARGE 
(L) (S) COEF. TIME TRAVEL VELOCITY TIME TIME Inches Acres CFS (Q=CiA) j 

BASIN FEET PERCENT c MIN. FT. FT./SEC. MIN. TcMIN. 2-Yr 100-Yr A 2-Yr 10Q..Yr 

Lot 1 360 1.4 0.30 24.4 400 0.50 13.33 37.8 0.78 2.00 3.40 0.80 2.04 

TOTAL: 3.40 0.80 2.04 

( NET INCREASE: _ _1_.47 ___ ~.7~2 ~ 

Larch Wood Drainage-Exc tdn 11/23/93 Page 1 



Required Detention Volume = Vs 

From City of Grand Junction Grading & Drainage Criteria page 23 

2 year storm detention volume 100 year stonn detention volume 

( 
lA 3.40 I lA 3.40 

Qo 0.650 Qo 1.20 

Td2 36.39 Td100 22.98 

ld2 0.78 ld100 2.44 

Qd 2.12 Qd 6.63 

K 2.89 K 2.89 

v 3,703 Cu Ft v 8,508 Cu Ft 

( 
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DETENTION POND DEPTH-CAPACITY CURVE 
Volume = (An+An+1 +(An*An+1 )".5)*h/3 

Contour 
Elevation 

Ft. 

4,666.0 

Closed 
Area 

Ft. Sq. 

o.ool 

Volume 
Cu. Ft. 

0.00 

Accumulated 
Volume 
Cu. Ft. 

0.00 .. f ..................... T ................................ 1' ...................................................................... . 

l j 133.33 
4,666.5 ~ 80o.ooi 1 133.33 
........... , ..... -···············r············~~~--~·: -··········-··-·-.. ·· 

.... 1..!.~.~.?..:.9. .... , ......... ~ ..... ?..~9..:.29.., ................................ ..1. ................ .?. .. ~.~ .... ?..~ 

~ ~ 936.80 

.... 1..!.~.~.?..:.!?. .... , ......... ?. ... .9.9.9..:.29.., ................................ ..1. ............ ~.!-~-~.?..:.~.~ 

j j 1,380.55 

.... ~.!-~.~-~.:.9. .... , ......... ~ .... ~.9.9..:.9.9.., ................................ ..1 ............. ~.!.9..?..?..:.~.~ 

( 1 l 2,052.59 

. .:.§.?. ~:.?..1·-~'--§~.2..:.9.9.1··················· " . .L .... _s., 1.2..2. ~~ 
1 1 2,996.22 

4,669.0 1 7, 465. OOl 8,121.69 

······- ········r·······- ··· -- r···:::::·::: .................. ·-···· 
4,669.5 i 1 O,OOO.OOi 12,472.53 
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Depth Capacity Chart 

14,000.00 -----------------------------------------

Ill 
12,000.00 ----- ~----------- .... ----- ~----- .. ----- .. ---- ,.i: 

1o.ooo.oo +-----~-----~-----~-----~---- . I: - - - - - - - I - -/- - -

I / 

LL 
0 

8 ' ' ' 

>- ,000.00 1-----~------------ . ' :/ :!:::: ' • -----~-----C-----·- ' 
u ' ' : ;· ----
!! ' . . . ' / : 
I'll 6,000.00 -----~------- ' ; : / ' (.) : . ----~-----~-----·/---~-----: 

I -~ I 1 

4,000.00 +-----~------------ // ' • - - - - - c .~)/- - - ~ - - - - - ~ - - - - - : 

2,000.00 t"---- .;z=.· ~ ... : .... :. . . ' : : . : : 
0.00 . . . : ' ' ' , I I 

I 

0 LO 0 LO 0 LO 0 LO 
(0 (0 ,.... ,.... co co en en 
(0 (0 (0 (0 (0 (0 (0 (0 
(0 (0 <.0 (0 (0 (0 tO tO -
<o:t <o:t <o:t <o:t <o:t <o:t <o:t <o:t 
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!off&iriof:J-iiooo ouriEr oRIFicE CAiEUL.ATiONs----·-----~-- 1 
ORIFICE FORMULA: 

Orifice flow formula: O=CA(2gH)" .5 

Where: 
O=Orifice flow in CFS 

C=Coefficient 
g=Gravitational constant 
H=Height of water above the orifice opening in feet 

D=Orfice diameter 

Bottom orifice 

The bottom orifice must pass the historic 2 Yr storm 
Storage depth above lower orifice = 2.00 

02= 0.80 
C= 0.65 

g= 32.20 
Hb= 2.00 

A= Q/C(2gH)".5 

= 0.11 
D= 0.37057 

Qo= 0.6496 

Capadty For Pipe Stonn Drainage 

4.45 Inches 

Storm Pipe Rough. Capacity Required I 

Drain Diameter Slope Coeff. Q Q 

Location Inches Feet/Feet n CFS CFS i 

Pond to Patterson 10 0.0242 0.013 3.40 2.04 
I 

Larch Wood Drainage-Exc tdn 11/23/93 

Subscripts: 
h = Historic flow 
2 = Two year storm 

1 00 = One hundred year storm 
t = Top orifice 
b = Bottom orifice 

T =total 

Top orifice 
The bottom & top orifices must pass the historic 100 Yr storm 

Storage depth above top orifice = 2.00 

C= 0.65 
Ht= 2.0 

Bottom orifice 0=CA(2gH)".5 where H = Hb + Ht 

0= 1.13 

Top orifice 0= Qh1 00 - Q bottom orifice 

0= 0.91 
A= Q/C(2gH)".5 
= 0.12 

D= 0.40 4.n Inches 
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' .... 

23-Nov-1993 

NICHOLS ASSOCIATES, INC. 
751 Horizon Court, Suite #102 

P.O. Box 60010 
Grand Junction, Colorado 81506 

LARCH WOOD INN 
Storm Water Management Plan 

The Larch Wood Inn site is small (3.4 acres) with no off-site drainage entering the 
property. 

The entrances to the property are at the high sides, and the site drains naturally 
to the south and west. 

Prior to other construction, a 1.5 foot high berm should be constructed and 
maintained along the west side of the property during construction of other facilities 
until the detention basin and swales are graded, to prevent runoff into the existing 
drain ditch. Any storm drainage leaving the site during construction should be 
collected along the south boundary of the site and put into the existing surface 
irrigation ditch and distributed to the furrows in the existing alfalfa and grass hay field. 
The field will privide adequate detention and filtration of sand and soil from the 
construction storm water. After crossing the hay field, the water will enter the existing 
waste water ditch. 

This report was prepared by: 



GRAND VALLEY WATER USERS ASSOCIATION 
GRAND VALLEY PROJECT, COLORADO 

500 South Tenth Street (303) 242-5065 FAX (303) 243-4871 
GRAND JUNCTION, COLORADO 81501-3740 

~ 
January 6, 199ft 

Community Development Department 
250 North 5th Street 
Grand Junction, CO 81501 

Attn: Kathy Portner 

Ladies/Gentlemen: 

Enclosed herewith is a copy of Larchwood Inns Grading and 
Drainage Plan last revised 12/29/93. Grand Valley Water 
Users Association accepts such plan as it pertains to its 
interests and facilities, based on the understanding that the 
easement highlighted thereon, will exist as drawn and that 
the location of existing facilities shown to be within said 
easement is accurate. 

Subject to the above comments, such plan is hereby approved 
by Grand Valley Water Users Association. 

Thank you for the opportunity to review and consider this 
plan. 

Manager 



DATE \-\:, -~1 
d'~.OO - Office '0<-
D $3~ - Site Evaluation 

DIVISION OF ENVIRONMENTAL HEALTH 

MESA COUNTY HEALTH DEPARTMENT 
515 Patterson Road, P.O. Box 20,000-5033, Grand Junction, CO 81502-5033 (303) 248-6960 

"'" ~\,<s.~:t. G~ncr:s:s~Jrct~ow . co zip BJSo/ 
Re: 

Submit To: ~ Clearanc' 
Building Departme~-- Approve 
Other __ Denied 

MCHD: WW5 (4-92) 

Fee$~ 
Receipt~~ 

Date/Initials \-\:J1 -'~ 
No. 



June 8, 1994 

Mr. Terry Nichols, P.E. 
Nichols and Associates Inc. 
751 Horizon Court 
Grand Junction, CO 

RE: Larchwood Inns 

Dear Terry: 

City of Grand Junction, Colorado 
250 North Fifth Street 

81501-2668 
FAX: (303) 244-1599 

I visited the Larchwood site today at the request of Bob Horineck 
to look at the detention pond constructed for this project. 
Apparently the owner would like a release from the improvements 
agreement for the construction of the detention facility. 

Before we can release funds from the improvements agreement, I need 
to have as-built drawings of the grading and drainage. This 
includes a volume certification of the pond as shown on the 
attached checklists for as-built drawings. 

While I was there, Bob mentioned the possibility of eliminating the 
concrete drainage pan shown on the approved plans and on the 
revised plans you brought by last month. I have attached a copy of 
page 16 of the city's Interim Outline of Grading and Drainage 
Criteria. Table 1 outlines the allowable channel flows for unlined 
channels. In looking through the drainage report for this project, 
I could not find a calculation for the flow in the channel. If you 
would submit calculations of the anticipated 100 year flow in the 
channel and they fall within the allowable range for unlined 
channels, then approval for elimination of the concrete pan will be 
granted. 

If I can answer any questions, please don't hesitate to call. 

Sincerely, 

11 . -'-) ·1"'~"' ,/· 
~~a~.· 
-'/ '? ,/ t-- ...- :..--. / 

Jody Kliska 
Development Engineer 



September 21, 1994 

Dr. Fredrick Shumann 
P.O. Box 2931 
Grand Junction, CO 81502 

Dear Dr. Shumann: 

Grand Junction Community Development Department 
Planning • Zoning • Code Enforcement 
250 North Fifth Street 
Grand Junction, Colorado 81501-2668 
(303) 244-1430 FAX (303) 244-1599 

I just did the final inspection of the landscaping for Larchwood 
Inns and found all the required site improvements to be completed. 
I have submitted a request for the release of the money you had 
deposited with the City as a guarantee for the improvements. A 
check will be processed and mailed to you on September 30th. 

I'd like to take this opportunity to commend you on the completion 
of Larchwood Inns. The facility looks great and is truly an asset 
to the area. I enjoyed working with you on this project. 

Sincerely, 

~h~e M. Portner 
Planning Supervisor 



LLJI 

I 





'\.' .'-" 
' ' ' ' ' ' ' 

.• 

I 
I 
I 

I , I . 
I I 'I 

l . ·;!' 
I . \· .. : 

' I 6 
1 • I 
I · PV\TU~ I J • 

! ·.~ ; 
. I I ·... I . 

..... . I ' I . ·.-""- -~--· .... 
' I · I :~ 

t.) : ' : 
I· . • • I }·. L _____ _,_._ _____ _j l 

~(....._j 

' 
. . f)l'r-:e.c.f..c 



.. 







'~ ·:;f~.::.:;,.,w;:..:¥!"!.::':· ·. ~ •. ~ --,.· > 

··'"~~~~~,, 

( 

L __ _ 

J~-~--- .ftl1o..J6 

IN :i406.27 
£ 446&14 

I 
I 
I 
I 

~ 
I 
I 
I 

·( 

ZONED 
R2F-8 

HERMOSA AVENUE 

251.09 

LOT4 
581/11 SF. 
1.J5 AC. 

sar.u•.JIT ««' ,, 

N 

..,.., ....... 
...,...Cs.L!!t!r._ 

251.09 

LOT3 
6067J SF. 
1.39 AC. 

.. 

----261,5+----- ---264.10----

ZONED 
R2F-8 

F R 0 A D (PATTERSON) 50" HAlF 1!.0. w. 

I~ 
I~ 

I
I e-.. 
IV) 
l::t:: 

I~ 

-9-Rim • ., -"~a 
N 5420.111 
£ 500!i25 

N 

AREA SIMIAARY 

LOTS - 7.411 AQl£S - IOOlr 

ZON£0 
P R 16.2 

( 

5 .. 
0 

0 

Ell 

• 
0 

&.. 

FOR: 

r 

#07 
' j 93 

INSERT: SCAL£ I "'N - 2000'FT 

£X/STING MANNa.£ 

WA7Eli' UN£ 

PROPOS£D UQfT 

PROPOSED F7R£ HYDRANT 

£X/S71NG CA Tr:H 8ASW 

EJIISTf<IG U1UJTT l'fDCSTAL 

EJIIS71NG IRRJGATiai STANO P'l'£ 

HANQICAP PARKING SPACE 

Ute-

Public--_ ______ , __ 

S111JA IEZI IN 

Cl!yol __ _ 

u.s.
IJit-~ 

LARCI.nVOOD INNS 
SIT8 PLAN 

'· ~ f 50IIIN. RANQC ' IE5T. IJ7E -

SUIIVE'IED IIY: DS !Ill 

.~ 

/Y.-~ ~ 



L- ------------------

PR.OPOSEO 

,.~ 

41!$$P~ 

'----... - .... - ... -... -.... ------... ---.... -... ---...... - ... - ... - ... -... -.... -........... ---... -"""'1-~ 
I 
I 
l 
I 

60 BEO NUR.SIN6 FACILITY 
I 
I 
I 

I 
I 
I 
I 
I 
I 

~:3DI!JIS;>- I . I 
I 
I 
I 
I 
I 
! 
I 
I 

I I L---------...1 

I 

I 
I 

L----

------; 
I 

-· ----l 
I 

----' 

~ 
5 
~ i 
u ~ 

! .. 

! 

II 
I 

.. I 

I 

~ 
I 
i 

5 
~ 



"' ,.. 
r 

~ 
I • I 

I i 
II\ 
\! , 
~ 

J. t!· 
..... 

-co 
1:> 

~ 

,, 

I 
' 

r 

~ 

.. 
·~ I i ' !t': . 
' 

'' . 

I 
I 
i 

~ g 

$ 
g 

~ 

~ 

$ 
g 

... 
I 
I 

d 
c I r ; 

I I 
I I I f I l 

.... 

I 
I 
I 

\ 
I 

't 

f~ 
' i*' 

J 
I 

l 
l 



,f>Z 

" 
~ 

ii 
t~~ I! 

!:;"'> 

* 

• 

I 

/ 

·~ 

.. 

/ 

/ 

I 
~ / 
:'1 / 

/ 
/ 


