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DEVELOPME],_ , APPLICATION \po/Receipt
Community Development Department Date
250 North 5th Street, Grand Junction, CO 81501 Rec'd By

(303) 244-1430 -
File No. f P-4y ’66
We, the undersigned, being the owners of property

situated in Mesa County, State of Colorado, as described herein do hereby petition this:

PETITION PHASE SIZE LOCATION ZONE LLAND USE
(O subdivision (] Minor
Plat/Plan ] Major
[ Resub
[ Rezone From: Td:
L3 planned BODP 281/4 & Planned Mobil Home |Residentual
Development 71 Il:ﬁ:lm N.E. BCeo-l-Mrn er | Eunnisend

[ Conditional Use

[J Zone of Annex l

O variance
[0 special Use l
0 vacation ‘ ; O Right-of Way
‘ (] Easement
[0 Revocable Permit
U0 PROPERTY OWNER ] DEVELOPER [0 REPRESENTATIVE
Florence D. Wilcox John Davis Same
Name Name Name
2700 G Rd. #8C ' 1023- 24 Rd. » Same
Address Address Address
.81505
City/State/Zip City/State/Zip City/State/Zip
242-4587 250-0720 Same
Business Phone No. 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 foregoin
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 revie
comments. We recognize that we or our representative(s) must be present at all required hearings. In the event that the petitioner is not represented, the ite
will be drom agenda, and an additional fee charged to cover rescheduling expenses before it can again be placed on the agenda.

Ay~ QQX’?J

Signature o/ Person Completing Application Date

O Forence £ 4 )il ook -4 8- 94

Signature of Property Owner(s) - attach additiofial sheets if necessary Date
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DRAWING STANDARDS CHECKLIST

WATER & SEWER PLAN & PROFILE

Scale: 1" =20', 30',40’, 0r 50" H: 1"=2",3", 4", 0r §' V

gk | na |

Sheet size: 24" x 36"

Primary features consist only of proposed water and sewer facilities

Notation: All non-construction text, and also construction notation for all primary features

Line weights of existing and proposed (secondary and primary) features per City standards

Location: All primary facilities are fully located horizontally and vertically

Horizontal control: Subdivisions and ail public utilities {final drawings) tied to Section aliquot corners

Vertical control: Existing and proposed enchmar&s)n U.S.G.S. datum

SECTION VIl

Orientation and north arrow

Stamped and sealed drawings by registered professional competent in the work Uo\/ STDM/@

Title block with names, titles, preparation and revision dates

Reference to City Standard Drawings and Specifications

Legend of symbols used

List of abbreviations used

Muitiple sheets provided with overail graphical key and match lines

Contouring interval and extent

movzgrx@§—@%~nmonm>

Neatness and legibility

TEM T FEATURES m

Use the Composite or Site Plan as a base map, or otherwise provide sxmdar information

Segmentize plan view as required to provide profiles belgw plan views X

Show all existing and proposed sewer facilities in profile

NENE

Show all existing and proposed buried facilities that cross the sewer

Show water mains at dips or crossings with other buried facilities

Dimension separation between water and sanitary or storm sewers X

XIX|IX]|IX]|X

x

Show and identify encasement or structural pipe where applicable

Add water and sewer services X

x

Station and label al manholes, add rim and invert elevations

x

Add sewer main siopes and distances between manholes {(centerline to centerline)

WATER & SEWER DESIGN INFO

Add existing and proposed surface profile X

lodl Kl Bl RN KB A X))

N]=~]O

Call out water and sewer pipe type in notes -

Call out minimum cover over water and sewer in notes

Sk

Provide all necessary details or reference detail sheet(s)

-
[$4]

Systems shown conform to water and sewer report, if any . X X

Provide note regarding separation of water and sewer mains

Provide note regarding service line markers and endpoint locations X X

3|31Q)

[ IRV

Space for approval signature by City Engineering with date and title

9

Provide note requiring all Ute water lines be tested in accordance with City standards X
prior to street construction

COMMENTS

APRIL 1985

1X-35
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DRAWING STANDARDS CHECKLIST
SITE PLAN

Scale: 1"=20°, 30°, 40', or 50°

Sheet size: 24" x 36"

Primary features consist only of proposed facilities except those related to drainage

Notation: All non-construction text, and also construction notation for alt primary features

Line weights of existing and progosed (secondary and primary) features per City standards

Location: All primary facilities are fullv located horizontally (See Comment 1)

Qrientation and north arrow

Stamped and sealed drawingds by redistered professional competent in the work

Title block with names, titles, preparation and revision dates

>
pd
Q
-
Q
193]
w

Reference to City Standard Drawings and Specifications

Legend of symbols ysed

List of abbreviations used

Multiple sheets provided with overall graphical key and match lines

Neatness and legibilit

FEATURES

Site boundary, and adjacent property lines, land use, and zoning

Total site acreage and proposed land use breakdown

All existing and proposed easements, streets, and ROWs

ldentify utility vendors to the site

Identify existing and proposed utilities, including fire hydrants, meters, and service taps

Show existing and proposed drainage inlets, pipes, channels, and manholes Gx@ww{, %,} [k

—Stto

Top and toe of slopes for retention/detention basins or other embankments

Traffic ingress, egress, traffic flow patterns, and traffic control features

All paving and concrete walks, pads, ramps, wheel chocks Q'(UOJ )(/5@4@J OE MJ

%

10 Building footprint, roof line, exterior doorways, and roof drain location
@ Parking areas, striping, stalls(ﬁghting\
12 Areas to receive gravel : ] i
1 Signage, @ollection areas)ike racks and paths, crosswalks, fire lanes Hp iy () \—L—’r@/ﬁ;H ﬁdw'ﬂ@# WyR: )
14 Miscellaneous structures, fences, walls
15 Other non-landscaping surface facilities
16 Do not show existing or proposed contours
17 . | For perimeter streets, show roadway width from curb to curb or edge of pavement to edge of
pavement, ROW width, and the monument or section line.
18 When applicable, identify the maximum delivery or service truck size and turning radius, hours of
anticipated deliveries, and show truck turning radii on the plan to show adequacy of entry/exit and
on-site design. )
19 ldentify trash dumpster type, anticipated pick-up time, and accessibility
20 Space for signature approval by City Engineering with date and title
21 Space for signature of County Clerk and Recorder (when required)

, COMMENTS

1. All angle, curvature, tangency, grade break and change, and other primary features must be fully located horizontally.
However, these may be identified on the Grading an Drainage Plan, or may be put on a separate "Staking Plan” .
o R If the scale is 1" = 10" or 20", instead of preparing a separate Landscaping Plan, that information may be provided hereon if it

will not be too cluttered and confusing. Also, add space for signature approval by Community Development with date and

title.

APRIL 19956

1X-29
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DRAVWING STANDARLS CHECKLIST
GRADING AND DRAINAGE PLAN

Scale: Match the Site Plan scale

Sheet size: 24" x 36"

Primary features consist only of proposed grading and drainage facilities

Notation: All non-construction text, and also construction notation for all primary features

Line weights of existing and proposed (secondary and primary) features per City standards

Location: All primary facilities are fully located horizontally and vertically

Horizontal control: Subdivisions and all public utilities (final drawings) tied to Section aliquot corners

Vertical control: Benchmarks on U.S.G.S. datum if public facilities other than SW are proposed

QOrientation and north arrow

SECTION Vi

Stamped and sealed drawings by registered professional competent in the work

Title block with names, titles, preparation and revision dates

Reference to City Standard Drawings and Spgcifications

Legend of symbols used

List of abbreviations used

Muitiple sheets provided with overall graphical key and match lines

Contouring interval and extent

<

Neatness and legibility

Use the Site Plan as a base map or otherwise provide the same information

FEATURES '

Add existing contours

WIiN|=

Add proposed contours. Do not show them under buildings or at concrete and asphait pavement
locations ) )

>

Finish floor elevations are provided and are at least 1.0 foot above 100-year flood level, and 0.5 foot
above the site outfall

Show grades at all points of curvature, angle, tangency, grade breaks and changes, swales, channels,
pipes, inlets,-and other primary features, and also existing grades at tie-in locations

Provide grade slopes between elevations provided in {5) above

Show detention/retention basins with contours (off pavement) or delineation(on pavement)

Indicate 2- and 100-year runoff storage volumes and ponded water surface elevation

ADDITIONAL INFORMATION
2

If the site involves 5 acres or more that will be disturbed, then:

a. Show or identify limits of surface disturbance due to construction
b. Identify areas to be used for storage of building materials, fuels, or wastes
c. Show location, type, and extent of BMP and erosion control practices

10

Spacg for approval signature by City Engineering with date and title

“Tdo  77his WdeRE ST — Trese. (olpaler (it

f

Al o

EAct  Awp /béé’A/Or’ QMJ@’WW WH1eH s TPE

COMMENTS

1 This plan may aiso have full horizontal control on it if not provided on the Site Plan

APRIL 1995

IX-16
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DRAWING STANDARDS CHECKLIST
STORM DRAINAGE PLAN & PROFILE

[
IS

Scale: 1"=20, 30", 40, or 50' H: 1"=2", 3", 4', or 5' V

A
B Sheet size: 24" x 36"
C Primary features consist only of proposed storm drainage facilities
D Notation: All non-construction text, and also construction notation for all primary features
= E Line weights of existing and proposed (secondary and primary) features per City standards
; F Location: All primary facilities are fully located horizontally and vertically
8 G Horizontal control: Subdivisions and all public utilities (final drawings) tied to Section aliquot corners
8 H Vertical control: Existing and proposed benchmarks on U.S.G.S. datum
n ! Orientation and north arrow
(.Q Stamped and sealed drawings by registered professional competent in the work
T( Title block with names, titles, preparation and revision dates
. L Reference to City Standard Drawings and Specifications
M Legend of symbols used
N List of abbreviations used
P Multiple sheets provided with overall graphical key and match lines
Contouring interval and extent
R Neatness and legibility
ITEM nmmml
e [ Use the Composite or Site Plan as a base map or otherwise provide similar information
‘o Segmentize plan view as required to provide profiles below plan views X
é Show all existing and progosed drainage facilities in profile X
l(g Show all existing and proposed buried facilities that cross drainage facilities ' X
<2( Dimension separation between storm drains and waterlines X X
g Show and identify encasement or structural pipe where applicabte 1 X X
e Station and label all manholes, i%é&:‘ cuiverts, add rim and invert elevations X
Add storm drain slopes and distances between MH's and/or inlets X
Add éxisting and proposed surface profile over facilities X
i Call out pipe and culvert type and any special bedding classes in notes
11 Call out minimum cover over culverts and pipes
1 Z Provide all necessary details or reference detail sheet(s)
13 Facilities shown conform to drainage report
14 | Space for signature approval by City Engineering with date and title

COMMENTS

~APRIL 1995 1X-30



Scale: 1" =20, 30°, 40", or 50' H: 1"=2",3', 4", or 5' V

Ty — o G flas e flor Gptnre) —

DRAWING STANDARDS CAECKLIST
ROADWAY PLAN & PROFILE

Sheet size: 24" x 36"

Primary features consist only of lighting and traffic features

Notation: All non-construction text, and also construction notation for all primary features

Line weights of existing and proposed (secondary and primary) features per City standards

Location: All primary facilities are fully located horizdntally and vertically

Horizontal control: Subdivisions and all public utilities {final drawings) tied to Section aliquot corners

IOIMmjo|O|jo|>

Vertical control: Existing and proposed benchmarks on U.S.G.S. datum

SECTION Vil

Orientation and north arrow

Stamped and sealed drawings by registered professional competent in the work

Title block with names, titles, preparation and revision dates

Reference to City Standard Drawings and Specifications

Legend of symbols used

List of abbreviations used

Multiple sheets provided with overall graphical key and match lines

Contouring interval and extent

=l ol Il - -l Pl P 3 I

Neatness and legibility

TR L Pin | Prote |

ITEM
1 Use the Composite or Site Plan as a base map or otherwise provide similar information X
2 Segmentize plan view as required to provide profiles below plan views X

Show all existing and proposed profiles at C_ and right and left Fis. Provide slopes
with " +" or "-" ‘
4 Show existing and proposed profiles at edge of pavement if there is no gutter
5 Note adjustment of all MH rims and valve covers for final grade X
6 Elevation of F_ at fillet/vailey pan interface X
7 Station & elevation of F,_ at BCRs, ECRs, and handicap ramps ) X
8 Station & elevation of pavement C, and F_ at endpoints, BCRs, ECRs, PCs, PTs, PRCs,
and PCCs
9 Station & elevation at all grade changes and C_ and F_ VPIs, VPCs, VPTs and high &
low points.
10 |.Station & elevation at all grade changes and C, pavement warp at valley pans
11 Provide pavement, base, and subgrade specifications
12 Barricades, turn-arounds, tapers, delineators, driveways X
13 Street lights, signals, signing, and other traffic controls ' X
14 Show future road extension alignment to support current design, where applicable X
15 | Provide all necessary details or reference detail and/or.cross-section sheets
16 | Show proposed permanent benchmark (for new subdivisions) and all proposed X
horizontal control survey markers and street intersections, offset if required ‘
17 | Space for approval signature by City Engineering with date and title.

COMMENTS

1. For a definition of abbreviations used above, see page VilI-4,

APRIL 1995

1X-28
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DRAWING STANDARDS CHECKLIST feavids

PRELIMINARY MAJOR BASIN DRAINAGE MAP

Scale: 1" =50', 60', 100’, or 200’
Sheet size: 11" x 17" or 24" x 36"
Vertical control: Benchmarks on U.S.G.S. datum if public facilities other than SW are proposed

Orientation and north arrow

Stamped and sealed drawings by registered professional competent in the work

Title block with names, titles, preparation and revision dates

Legend of symbols used

List of abbreviations used

SECTION VI

Muiltiple sheets provided with overall graphical key and match lines

Contouring interval and extent

Neatness and legibility

f  (TEM FEATURES | OK | NA |
- 1 Use "Drainage Information” items of the Preliminary Plan (or that same portion of Item 1 of the .

Composite plan reduced as required, as a portion of the map). The map must show the site and the
entire upstream watershed, which together is the "major basin”

Add a Vicinity Map if the major basin does not include collector or arterial roads

Show ROWSs, canals, drains, ditches, culverts, ponds, detention basins, wetlands, and other major

' 8 drainage features in the off-site area of the major basin
= Provide township, range, section, and quarter section information
Z Identify existing subdivisions by name and show approximately boundary of the proposed
0 subdivision
<
m 6 Identify prominent soil types and land uses
g 7 Show general off-site topography using available contour mapping
2 8 Show 100-year floodplains in the off-site area
= 9 Show major basin and off-site sub-basin runoff boundaries
10 Identify off-site sub-basin and major basin areages
11 Show existing off-site drainage patterns
12 Identify areas referenced in the report as having been previously studied
o 13 Show existing characteristics of inflow to, through, and from the site
LZL 14 Show existing on-site drainage patterns
L_l.l 15 Show proposed on-site drainage patterns
=
@
p=d
(@)
S — COMMENTS

“On-site Info” items above must be deleted prior to use as a base for the Final Major Basin Drainage Map

APRIL 1995 1X-25
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. UZM% 7‘%@(— FDR-1
REPORT CHECKLIST AND OUTLINE

Typed Text (appendices may be handwritten)
Bound with staple, bar binder, spiral binder or other method (not a notebook)

Title Page: a. Name of report and preparer, date of preparation and revision (if any)
b. Professional’s seal and signature

Table of Contents: For text and appendices, if any (appendices shall be paged)
Exhibits: Folded to 8%4"x1 1" size

Preliminary Major Basin Dramage Map Pre-development Drainage Map
Final Major Basin Drainage Map Post-development Drainage Map

OHTIINE
JOUTETN L

Ito IV. Same as for the Preliminary Drainage Report (see 3(-12) ﬁgg QW c LS (

V - RESULTS AND CONCLUSIONS
A. Runoff Rates for 2 and 100 Year Storm (use tabular format)
1. Existing total site runoff rates
2. Existing runoff rates to individua! private properties
3. Proposed total site runoff rates (after detention/retention)
4. Proposed runoff rates to individual private properties (after detention/retention)
B. Overall Compliance
1. Policy
2. Criteria
3. Constraints
VI REFERENCES
Vil APPENDICES
A. Existing Runoff (2 and 100 year)
1. Precipitation (if different than shown in SWMM)
2. Runoff coefficients
3. Times of concentration or lag times
4. Intensities or other parameters
5. Runoff calcutations (individual sub-basins and combined at all design points)
6. Tabular summary of runoff rates
Proposed Runoff (2 and 100 year)
1. Precipitation (if different than shown in SWMM)
2
3
4
5
6.
De
1.

Runoff coefficients

Times of concentration or lag times

Intensities or other parameters

Runoff calculations (individual sub-basins and combined at all design points)

Tabular summary of runoff rates
tention Basin Calculations (2 and 100 year) > Mo [erexmuwen 16 Tens 19 J J7
If Rational & Modified Rational methods are used \bLe DECAUSE OF Cotlacrv?
a. Av.e-rage relegse rate ) B m 9 Yo J 6‘@ Zw Toe oA You CCPI @

b. Critical durations and intensities
c. Volume required

Volume available . 7 V YR L,?
Storage depth - discharge : axl
Lower stage outiet> Wil THE ﬁoe'?pgy (/:)Wféu Tt (J oriC—+
Upper stage outlet LG (Y —
é Erosion protection 9 P(U-/ eyﬁ 6‘\ 55 UE Aﬁ)o-( MDW ’
Computer or other method of ana!ysls is us
a. Provide discharge parameters
b. * Provide basin parameters
c. Provide inflow/outflow information
d. Erosion protection

APRIL 1995 X-05




FDR-2

REPORT CHECKLIST AND OUTLINE

|~ FINAL DRAINAGE REPORT (continued)

OUTLINE
(@?etentlon Basin Calculations (100 year) ——>> MA/‘/ g e Owny A’Uﬂd LHPLE Oﬁ T’)&w Bor—
1. Basin Feasibility ot p(g tuvss=p M COUQLU> oV -

a. Groundwater depths

b. Soil percolation results

c. Letter from geotechnical Engr.
2. If Rational Method is used

a. Volume to be retained

b. Volume available
3. If computer or other analysis is used

- a. Provide basin parameters

% B, Moo B V=2
@Stre;r:;gdwe lnﬂpw information é\/@] |‘/ VZI\/@ / .

—
e Mot L - Pepths & Lo
2. Depth and velocity @'L’ =4
Inlets ‘ }Q
1. Rate Iy pE
2. Interception ’UO 406‘779(/(/ ﬂO\/ P?

3. Bypass and to where ) () _—

Storm Drains - ﬁ & Us

1. Rate (hoer Té“" \F e

2. Size and “n" value

3. Capacity

4. Hydraulic gradient (if pipe is surcharged or if frictional slope is greater than the pipe slope)
H. Open Channel Flow

1. Channel geometrics

2. "n"values and velocities

3. Erosion protection

4. Freeboard

) Culverts

1. Completed HDS-5 nomographs

J. Miscellaneous Hydraulic calculations

1. It may not be necessary to cover all of the above topics, but the report should address all concems appluzble to the proposed
project. even issues not identified above. .

APRIL 1995 : : X-06
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Gl %K/ PRE-DR
REPORT CHECKLIST AND OUTLINE

PRELIMINARY DRAINAGE REPORT

CHECKLIST

Typed text
Size: 8%2 x 11" format
Bound: Use bar or spiral binder or staple. Do not use a notebook.

Title Page: Name of report and preparer, date of preparation and revision (if any)
Exhibits: Maximum 11" high and 32" wide, bound in report and folded as required to 8%2"x11" size

Maps attached to or contained in the report:
Vicinity Map and Preliminary Major Basin Drainage Map

OUTLINE '

I.  GENERAL LOCATION AND DESCRIPTION

A. Site and Major Basin Location e :
1. Streets in the vicinity (_omme s I:izjnq %iieﬂlipﬂfpfﬁ2£5/
2. Development in the vicinity o - C ‘ . ~ \’\’?'f/
B. Site and Major Basin Description }’i eJers At P(D 1% Z‘CZ;Q&J/
1. Acreage .-
2. Ground cover types T ] L,/ !
-+ nJ A / M \/m/ ’

3. Hydrologic soil types
ll. EXISTING DRAINAGE CONDITIONS
A. Major Basin
1. General topography, drainage pattems and features, canals, ditches, wetlands
2. Previously determined 100-year floodplains
B. Site
1. Historic drainage patterns
2. Inflow characteristics from upstream
3. Discharge characteristics to downstream sub-basins
Hil. PROPOSED DRAINAGE CONDITIONS
A. Changes in Drainage Patterns
1.  Major basin

=~2- Site
@ Maintenance Issues M ’ g gé/ ot
> 1. Access o1 Appﬂé&@/ //J M-
2. Ownership and responsibility
IV. DESIGN CRITERIA & APPROACH
A. General Considerations
1, Previous drainage studies performed for the area
Master planning issues (large scale considerations)
Constraints imposed by site and other proposed development
B. Hydrology
Design storms and prec:pltatlon
Runoff calcutation method
Detention/retention basin design method
Parameter selection procedures
Analysis and design procedures
Justification of proposed methods not presemed or referenced in SWMM
C. Hydrauhts )
1. Hydraulic caiculation methods
2. Parameter selection procedures
3. * Analysis and design procedures
4. Justification of proposed methods not presented or referenced in SWMM

5 . COMMENTS '

1. No calculations are required for the Preliminary Drainage Report.

YN

2. It may not be necessary to cover all of the above topics, but the report should address all concems applicable to the proposed
project, even issues not identified above.

APRIL 1995 ' X-12
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GENERAL PROJECT REPORT, JAMES PARK

A. Project Description

1. The project is located at the NE corner of 28.25 Rd. and Gunnison Ave. (Gunnison
Ave. is not improved).

2. The acreage is approximately 8.25 acres.

3. The proposed use is for Planned Mobile Home for 55 units. Note that this a park
and not a subdivision. All spaces and common area are owned as one parcel.

B. Public Benefit
The public benefit will be to provide affordable "detached" housing with convenient
access to employment, shopping, restaurants, schools, and recreational facilities.

C. Project Compliance, Compatibility, and Impact

1. The justification for the request has been presented, reviewed, and approved by the
City as part of its recently approved rezone for Planned Mobile Home, "FINAL
DECISION RZP-95-199"

2. Surrounding land uses are as follows. Along the easterly 254 ft. boundary, the use
and zone are C-1. There is a "notch" in the NW corner out of the otherwise
rectangular shape of James Park that is C-2 zoned and used as a night club, to the
east is C-2 zoned but is in fact an existing mobile home park; to the south is vacant
land, I-1 zoned; to the SW is vacant land, C-1 zoned; to the west is a new
manufactured housing project now under construction, zoned PR-5.8.

As part of the City's approval of the rezone described above, it is required that the
James Park developer provide a sound mitigation fence around this night club. The
developer has obtained engineering recommendations for the fence design which are
contained in the enclosed letter reports by Adams and Associates (for acoustical
design) and Lizer and Associates (for structural design). The developer will build a 9.5
ft. high, wood fence in accordance with the plans presented by these engineers.

3. Site access will be via 28.25 Rd. to the traffic signal at North Ave.

4. All utilities are available to the site and fire hydrants will be provided per City
standards.

5. There are no special demands for utilities.

6. The effects on public facilities are only those for normal use for a project of this size.
There are no unusual demands.

7. & 8. Generally, there are no known soils or geology conditions present that will
preciude or unusually impact the development. The land is reasonably flat and the
soils are expected to be slightly expansive. As explained in the Preliminary Plan
application there are no housing structures to be erected; only pads, roads, sidewalks,
fencing, etc. and those will be constructed to customary standards. /.l improvements
will remain the private property of the owner as this is a park, not a subdivision.

9. Hours of operation: this is of course a 24 hours per day housing project.

10. There are no employees per se except as may be employed by the owner for
maintenance or management.

11. A sign in conformance with City standards and permits will be placed at the
entrance.

D. Development Schedule and Phasing.

The entire project is being final planned as part of this application. Actual construction
of site improvements is planned for within the coming calendar year.



JAMES PARK, A MANUFACTURED HOUSING RENTAL PARK

The proposed park is for 56 units located at approximately 486 28 1/4 Road on
approximately 8.25 acres. The property is legally described as Lot 2, Darwin
Subdivision, Mesa County, CO, and known as Mesa County tax schedule no.
2943-182-09-002.

The intent for providing this subdivision is to provide economical housing for
those persons or families who want convenient, affordable, "detached" housing at
costs below that generally now available. The local papers and other media have
recently and frequently addressed the issue of the lack of "affordable” housing
within our community as growth has continued and home prices have risen
dramatically. This project will help meet that currently undersupplied need by
providing spaces suitable for manufactured homes, built to currently in-force
codes, in a quality development.

This central location will provide convenient access for:
>engress/egress via a stop-lighted intersection at 28 1/4 Road and
North Ave.
>close-by shopping at the many, convenient stores and
restaurants on North Ave.
>less that one mile travel to recreational facilities at Lincoln Park

The location also has the rather unique advantage of being in an area conducive
to and compatible with a higher-density, single family development. The subject
property is in a C-2 zone, so the proposal is by most standards a "downzone" to a
less severe use. The area immediately to the north is also a C-2 zone, to the
east is again a C-2 zone but in fact is an existing manufactured housing
development owned by the petitioner, to the south is industrial zone, I-1, and to
the west is a mix of planned business and mulitfamily, PR-20, zones. All utilities
are available or can be economically extended.

Amenities will be provided for our customers. Each rental space will be
landscaped by the developer, have its own paved driveway and walks, and will
feature a carport and exterior storage shed. There will be a central, pressurized
irrigation system for the landscaping, a central park including landscaping and
children's playground equipment, and a common, fenced storage lot for extra
vehicles and trailers. There will be an attractive masonry entrance to create
feelings of quality and pride in location.

We believe that this request for a rezone is entiely compatible with the regulation
established criteria. The "need" has been previously discussed, and the benefits
are simply the meeting of a seriously unmet community need for affordable
housing. The request is not in conflict with our understanding of the proposed
new Master Plan. Together with the availablility of utilities and access, the request
is in line with code requirements.



INFORMATIONAL NOTE

James Park is privately owned. All streets, sewer and water lines are owned
and maintained by owner.
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To Whom It May Concern:

At the January 19, 1996 hearing of the Grand Junction City Council, the property
located at 480 - 28 1/4 Road, also known as James Park mobile home park, was zoned
“PMH.” The approval was granted subject to specified conditions and only after extensive
deliberation by the Council. The purpose of this letter is to summarize the concerns
addressed by the Council at that hearing.

The James Park property has been zoned C-2 for years and, based on such zoning,
the Cahoots nightclub was built in (year) on adjoining property (attach map). At the
Council hearing, the owners of Cahoots represented that: Cahoots has operated at that
location for a number of years without any complaints from adjoining properties regarding
noise (a copy of a police report was tendered to the City Clerk to substantiate this
position); Cahoots is generally open until 2:00 a.m. and often engages live bands.

Council’s deliberations focussed on the fact that Cahoots’ hours of operation, the
nature of its business and the loud music from the live bands are not compatible with
quiet, peaceful residential use. If a mobile home park had pre-existed, the Council would
likely have been very concerned about permitting the construction and operation of an
enterprise such as Cahoots in such close proximity to residential occupancy. The City
Council expressed concern about the compatibility of Cahoots and residential use and
expressed some reservation about granting a zoning change to allow James Park.

After due consideration, the City Council approved the PMH zone for the mobile
home park subject to conditions intended to mitigate adverse impact on the operation of
Cahoots. Those conditions included construction of a wall adjacent to Cahoots
engineered to provide an adequate sound barrier between Cahoots and James Park. While
the Council did not discuss it, “adequate” is defined by 25-12-101 et. seq., CR.S. The
James Park developer is also prohibited from placing residences closer than 115’ to the
east line of Cahoots or 95’ to the south property line of Cahoots. The developer must
plant at least five species of large trees at maturity (minimum 1.5 inch caliper at planting)
along the west property line adjacent to Cahoots. All lease and rental agreements for the
mobile home park must contain a notice that warns persons of the noise generated from
Cahoots.

Even with these conditions, the Council was concerned about the long-term
adverse impacts of the existing use by the proposed mobile home park. Allowing the
construction of mobile home units within 95’ of Cahoots will likely result in the filing of
complaints in future years.

The Council discussed the City Ordinance and the regulations under the State
liquor laws prohibiting undue noise. Excessive noise is determined by the standards of the
neighborhood and the Council acknowledged that the standards of the neighborhood are
much different if the neighborhood is residential as opposed to commercial. While the
Council cannot prohibit a property owner from filing claims against Cahoots for excessive



noise, and similarly the Council cannot prohibit the revocation of a liquor license as a
result of excessive noise, the Council desired to inform all, including future councils and
enforcement personnel, that future complaints should be considered in view of the fact
that the residential development is being approved and built with full knowledge of the
existing operation and its attendant noise and activities. Due consideration should be
given Cahoots in any noise complaint proceeding.

Minutes of the meeting should be reviewed for the specifics of the Council
discussion and direction if any issues arise in the future regarding the operation of Cahoots
adjacent to a residential community.

Do il

Dan Wilson, City Attorney
June 20, 1996

cc:  Liquor file
Planning file

s: cahoots.doc: 6/20/96
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A Consuftants in Acoustics and ferforming Arts Technologies A

Fcbruary 29, 1996

Mr. Ward Scott

RE/MAX

1401 North 1st Street

Grand Junction, Colorado 81501

RIZ:  James Park l.ot 2 )LAA Reference No, 5250 i

Dcear Ward: ‘

Based on the plans and information we have received, we have compiled several
rccommendations to allcnuate cxcessive noise level produced by the cxisting nightelub,
Cahoots, -on Lot 1. Qur recommendations are b on estimated noisc levels pmc‘iuced by
the nightclub based on historical data from similar\projects we have worked on in the past.

1.0 Noisc Regulations |

The only applicable noise ordinances ffor the new mobile home park of which we arc aware
arc set forth in Article 12, Noise Abajement, of the Colorado State Statutes. The following
table indicates thc maximum allowable sound levels establishcd by the ordinance at 25 ,fect
from the property linc of the zones listed.

7:00 am to 7:00 pm to
Zone next 7:00 pm next 7:00 am
Residential 55 dBA : 50 dBA
Commercial 60 dBA 55 dBA
Light Industrial 70 dBA 65 dBA 1
Industrial 80 dBA 75 dBA

i
. !
The recommendations that follow are designed to maintain a maximum allowable noikc ldv
of 50 dBA at 25 feet south from the South wall of the nightclub. ‘The ncarest dwellj nb pit 1s
to be approximately 95 fect from the southern property linc of Lot 1.

2.0 Recommendations
]

Based on similar past projects, we estimated the average noise level at 10 feet from the
nightclub to be 65 dBA, with a maximumllevel of 72 dBA at'the sume distance. [t is our
understanding the nightclub is constructed of masonry units. ,

1701 BOULDER STREET
DENVER, COLORADQ 80211
303/455-1900
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Mr. Ward Scott
February 29, 1996
Page 2

To control the noise from the nightclub, we recommend constructing a barrier between the
nightclub and the dwelling units. The barrier should prevent a direct linc of sight between all
thc nearest dwelling units and the nightclub property since potential noise sources could exist
in the nightclub’s parking lot in addition to the noise coming from the nightclub itsell.
Therefore, the barrier should be constructed along the eastern and southern property lines of
Lot 1. By constructing the wall as close as possible to the property ling, i.c. as closc as
possible to the source, the barricr becomes more effective at aticnuating noisc.

Idcally, the barrier should be a minimum of 12 feet in height. We have assumed based on the
drawings that the property betwcen lots 1 and 2 is relatively flat.

The barrier may have less effect attenuating typical maximum noise levels from the nightelub
property. Typically the maximum noise levels are created by short duration events, such as
car horn blasts, a car door slamming, cars starting, etc.

We recommend the following options for the construction of the barricr.
1. Construct the barrier with concrete masonry units.
2. Create the barricr with a free-standing transportation noisc barricr, such as the

Type FS 'Iransportation Noishicld Sound Barrier as manufactured by 1AC (s*
enclosed product literaturc). The barrier’s absorptive side should face the

nightclub. |

3. Construct the barrier of wood as shown in Figurc 1. Wood battens should b
used to cover the space between pickets, and the pickets should extend into the l
ground. «

It is important that there be no holes or gaps in the fence construction lor proper pc.rloynuan
If you have any questions about our recommendations, pleasc call.
!

Sinccrely. '

/%m Grrathy | [
Scan Connolly / ‘ ,

SMC/tlm

L s g ...
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W.H. LIZER & ASSOCIATES
Engineering Consulting and Land Surveying
576 25 road, Unit #8

Grand Junction, Colorado 81505
(970) 241-1129

March 1, 1996

STORMWATER MANAGEMENT PLAN
FOR
JAMES PARK
A PRIVATE MOBILE HOME SUBDIVISION
(Previously Referenced as Darwin Subdivision Lot 2)

Located in the NE 1/4 of Section 18, T1S, R1E, U.M.
City of Grand Junction, Mesa County, Colorado

Initially, the site will be qrubbed to remove existing
The streets will be rough cut and then main water and sewer lines
Prior to construction the estimated runoff coefficients are 0.20

and 0.26 for 2-year and 100-year storm events, respectively.

Afterdevelopment, the estimated runoff coefficients are 0.56 and
0.60 for a 2-year and 100-year storm events, respectively.

It is expected that soil erosion and contaminants to the soil will

be very minimal as the site is relatively flat and no toxic materials
will be used for construction purposes.

At this time the site is covered with low growth weed cover,

There will be no storage of fuels or toxic material on the site

A. Site and Project Description
vegetation.
will be installed.
during construction.

B. Management During Construction

The detention basin will be constructed when the project con-
struction starts and runoff will be directed to the basin during
construction.

Watering will be required for dust control.
Most equ1pment used for construction should be left on site until

the work is completed in order to keep from tracking mud off-site
during construction.



< ’

Stormwater Management Plan

James Park/Private Mobile Home Sub.
March 1, 1996

Page 2

Safety procedures should be addressed to the contractors to reduce
the risk of fuel spills. '

Final stabilization would include grassed areas and site watering
systems.

The mobile home park will have a maintenance person to check and do
any required work to insure that watering, mowing, and sediment
control are will maintained.

Respectfully submitted,

apa A Ze

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

WHL/s1



B3-91/96 1¢g:a =

P .83 2 - 363 455 9187 vf-ns Assac 82
DAVID L. ADAMS ASSOCIATES, INC.
A Consultants in Acoustics and Pertorming Arts Technolagies . A
March 1, 1996
Mr. Ward Scott
RE/MAX
1401 North 1st Street
Grand Junction, Colorado 81501
Dear Ward: | {

\

Based on the plans and information we have reéetved we have compiled several
recommendations to attenuate excessive noi le*vels produced by the cxisting mghtclub
Cahoots, on Lot 1. Qur recommendations are based on estimated noisc levels produced
the nightclub based on historical data from sxmllar projects we have worked on in the past

|
i

1.0  Noise Regulations

The only noise ordinance which may be applicable for the new mobnle\ home park of whijch
we arc aware is set forth in Article 12, Noise Abatement, of the Colorhdo State Statutes A
copy of the ordinance is enclosed for your information. The following table indicat

maximum alfowable sound levels established by the ordinance at 25 feet from the P operty
line of the zones listed. } , :
7:00 am.to | 7:00 pm to )
Zone next 7:00 pm next 7:00 am ’
H i ; . i
Residential 55 dB ' 50dBA
- Commercial 60 dB§ 55 dBA

1.ight Industrial 70 dB 65 dBA
Industrial 80 dBA 75 dBA

The recommendations that follow are designed to maintain a maximum allowable noise Jevel
of 50 dBA at 25 feet south from the South wall of the nightclub. The ncarest dwcllmg mt
to be approximately 95 feet from the southern property line of Lot 1. |

2.0 Recommendations

1701 BOULDER STREET
DENVER, COLORADO 80211 i
3037455-1900 !
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Mr. Ward Scott
March 1, 1996
Page 2

Based on similar past projects, we estimated the average noisc level at 10 feet from the
nightclub to be 65 dBA, with a maximum level of 72 dBA at the same distance. It is our
understanding the nightclub is constructed of masonry units.

To control the noise from the nightclub, we recommend constructing a barrier between the
nightclub and the dwelling units. The barrier should prevent a direct line of sight betwecn all
of the nearest dwelling units and the nightclub property since potential noisc sources could
exist in the nightclub’s parking lot in addition to the noise coming from the nightclub itself.
Therefore, the barrier should be constructed along the eastern and southern property lines of

Lot 1. By constructing the wall as close as possible to the property lifle, i.E. as close as | ‘
possible to the source, the barrier becomes morc effective at attenuating noise.

Ideally, the barrier should be a minimum of 12 feet in height to maintain a maximum noise
level of 50 dBA at 25 feet from the property line. We have assumed based on the drawings t
that the property between Lots 1 and 2 is relaffvcly flat.

At the request of the client, we have also calculatel the necessary height of the barrier based
on maintaining a maximum noise level of 50 dBA Rt the nearest dwelling unit to Lot 1, which
is to be 95 feet from the property line. Using this criteria, the barrier should be a minimum
of 9 feet-6 inches in height.

l ' /
The barrier may not be able to maintain 50 d A at the nearest dwelling unit due to typical
maximum noisc lcvels from the nightclub property. Typically these maximum noisc lcvcls
are crcated by short duration events, such as c?r horn blasts, a car door slamming, cars
starting, elc.

We recommend the following options for fhe construction of the barrier.

1. Construct the barrier with concrete masonry units, | | (
, . .
2. Create the barrier Wi'ﬁ a free-standing transportation noise barricr, such as the'
Type FS Transportation Noishield Sound Barrier a§ manufactured by IAC fscc
enclosed product literature). [The bartier's absorptfve side should facethe !
nightclub. .
|
3. Construct the barrier of wood as shown in Figure 1. Wood battens should be ’
used to cover the space between pickets, and the pickets should extend into th
ground.

It is important that there be no holes or gaps in thr fence construction for proper

performance. {
\

a
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Mr. Ward Scott
March 1, 1996
Page 3

If you have any questions about our recommendations, please call.

Sincerely, -
Sean Connolly Jeftrey P. Kwolkoski, P.L.
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authority of the federul government to perform remedial action terminates
under the provisions of section 112 (a) of Public Law 95-604.

Source: L. 79, p. 1070, § 1.
Am. Jur.2d. Sce 61A Am. Jur.2d, Pollution
Conuol, § 275.
ARTICLE 12

Naoise Abatemnent

25-12-101. Legislative declaration. 25-12-105. Violation of injunction -— p=n-

25-12-102. Definitions. alty.

25-12-103. Maximurn  peroussible noise 25-12-1c6. Noise restrictions «— sale of
Jevels. new vehicles.

25-12-104. Action to abatc. 25-12-107. Powers of local authorities.

25-12-108. Preemption.

25-12-101. Legislative declaration. The general assembly finds and declares
that noise is a major source of environmental pollution which represents a
threat to the serenity and quality of life in the ¥tate of Coloradc. Excess
noise often has an adverse physiological and psyghological effect on human
beings, thus conmibuting to an economic loss to the community. Accordingly,
1t is the policy of the general assembly to estublish statewide standards for
noise level Limits for various time periods and areas. Noise tn excess of the
limits provided n this article constitutes a public nuisance.

Source: L. 71, p. 647, § 1; C.R.S. 1963, § 66-35-1.

Applied in City of Lakewood v. DeRoos,
Colo. App. , 631 P.24 1140 (1981).

25-12-102. Definitions. As used in this article, unless the context otherwise
reguires: :

() “Commercial zone'” means:

(a) An area where offices, clinics, and the facilities needed to serve them
are located;

(b) An area with loca] shepping and service establishments located within
walking distances of the residents served; '

(c) A tourist-oricnted area where hotels, motels, and gasolin¢ stations are
located: . l

(d) Alarge integrated regional shopping center;

(¢) A business strip along a main street containing offices, retail
businesses, and commercialienterprises:

() A centrai business district; or

(g) A commercially dominated area with multiple-unit dwellings. i

(2) “db(A)” means sound levels in decibels measured on the ‘A’ scale
of a stundwd sound level meter having charactenstics defined by the Ameri-
can National Siandurds Iastitute, Publication Si. 4 - 1971, and appraved by
the industrial commission of Colorado. |
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sound level. The difference in decibels between two sound pressure levels
is twenty times the common logarithm of their ratio. In sound pressure mea-
surcments sound levels are defined as twenty times the common logarithm
of the ratio of that sound pressure level to a reference level of 2 x 10-5 N/m2
(Newton's/meter squared), As an example of the effect of the formula, a
three-decibel change is a one hundred percent increase or decrease in the
sound level, and a ten-decibel change is a one thousand percent increase or
decrease in the sound level.

(4) *‘Industrial zone™ means an arca in which noise restrictions on indus-
try are nccessary to protect the value of adjacent properties for other eco-
nomic activity but shall not include agricultural operations.

{5) *‘Light industrial and commercial zone" means:

(a) An area containing clean and quict research laboratories;

(b) An area containing light industrial activities which are clean and quiet;

(c) Anarcacontaining warehousing; or :

(d) An area in which other activities are conducted where the general
environment is free from concentrated industrial activity.

(6) ‘“‘Residential zone™ means an area of single-family or multifamily
dwellings where businesses may or may not be conducted in such dwellings.
The zone includes areas where multiple-unit dwellings, high-rise apartment
districts, and redevelopment districts are located. A residential zone may
include areas containing accommodations for transients such as motels and
hotels and residential areas with limited office development, but it may not
include retail shopping facilities, “‘Residential zone'* includes hospitals, nurs-
ing homes, and similar institutional facilities.

Source: L. 71, p. 647, § 1; C.R.S. 1963, § 66‘-35-2; L. 73, p. 1406, § 47.
\

Z 3683 455 9187 .

(3) ‘“Decibel™ is a unit used to express the magnitude of a change i

25-12-103. Maximum permissible noise levels. (1) Every activity to which;

this article is applicable shall be conducted in a manner so that any noise
-produced is not objectionable due to intenmittence, beat frequency, or
shrillness. Sound levels of noise radiating from a property line at a distance
of twenty-five feet or more therefrom in excess of the db(A) established for
the following time periods and zones shall constitute prima facie evidence
that such noise is a public nuisance:

7:00 a.m. to 7:00 p.mi to
Zone next 7:00 p-t. nixt 7:00 a.m.
Residentia) 55 dh(A) 50 db(A)
Commercial 60 db(A) 155 db(A)
Light indestrnial 70 db(A) 65 db(A)
Industrial 80 db(2) 75 db(A)

(2) In the hours between 7:00 a.m. and the next 7:00 p.m., the noise levels
permitted in subsection (1) of this section may be increafed by ten db(A)
for a period of not to cxceed fifteen minutes in any one-houf period.

(3) Periodic, impulsive, or shrill noises shall be considered a public nui-
+sance when such noises are at a sound level of five db(A) less than those
Iisted in subsection (1) of this section.

i
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(4)  This article is not intended to apply to the operation of aircraft or
to ?thcr activities which are subject to federal law with respect to noise con-
trol.

(5) Construction projects shall be subject to the maximumn permissible
noise levels specified for industrial zones for the period within which con-
struction is to be completed pursuant to any applicable construction permit
issued by proper authority or, if no time limitation is imposed, for a reason-
able peniod of time for completion of project. ’ .

(6) AU railroad rights-of-way shall be considered as industrial zones for
the purposes of this article, and the operation of trains shall be subject to
the maximum permissible noise levels specified for.such zore.

(7) This article is not applicable to the use of Property for purposes of
conducting specd or endurance events involving motor or other vehicles, but
such exception is effective only during th¢ specific period of time within
which such use of the property is authorized by the political subdivision or
government!al] agency having lawful jurisdiction to authorize such use.

(8) For the purposes of this article, measurements with sound level meters
shall be made when the wind velacity at the time and place of such measure-
ment is not more than five miles per hour.

(9) In all sound level measurements, consideration shall be given to the
effect of the ambient noise level ¢reated by the encompassing noise of the
environment from all sources at the time and place of such sound level mea-
surement.

(10) This article is not applicable to the use of property for the purpose
of manufacturing, maintaining, or jgrooming machine-mades snow. This sub-
section (10) shall not be construec{ to preempt or limit the authonty of any
political subdivision having jurisdiction to regufate noise abatement.

Source: L. 71, p. 648, § 1; C.R.S. 1963, § 66-35-3; L. 82, p. 424, § 1.

Am. Jur.2d. Sce 61A Am. Jur.2d, Pollution Einarsen v. City of Wheat Ridge, 43 Colo,

Contsol, § 267. pe. 232, 604 P23 691 (1979).
Residential development o property ls not Applied in City of Lakewood v. DeRous,
preciuded when noise emansting onto property Colo. App. , 63} 1.2d 1140 (1981).

cxceeds Nmits sec forth in this section.

1]

25-12-104, Action to abate. Whenever there is reuson to believe that a nui-
sance exists, as defined in section; 25-12-103, any resident of the state may

majntain an action in equity in the district count of the judicial district ip

which the alleged nuisance exists/to abate and prevent such nuisance and
to perpetually enjoin the person conducting or maintaining the same and the
owner, lessee, or agent of the bullding or place in or upon which such nui-
sance exists from directly or indirectly maintaining or permitting such nui-
sance. Whan proceedings by injunction are instituted, such proceedings shall
be conducted under the Colorado rules of civil procedure. The court may
stay the effect of any order issued under this section for such time as is
reasonably necessary for the defendant to come into compliance with the

provisions of this article. : ’ b

Source: L. 71, p. 649, § 1; C.R}S. 1963, § 66-35-4. I
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349 & Noise Abatement &7 75-12-107

thereof, shall be punished by a fine of not less than fifty dollars nor mare
than three hundred dollars,

Source: L. 71, p. 650,§ 1; C.R.S. 1963, § 66-35-6.

" Am. Jur2d. Sec 61A Am. Jur.2d, Pollution
Control, § § 269, 270.

25-12-107. Powers of local authorities. (1) Counties or thunicipalities may
adopt resolutions or ordinances prohibiting the operation of motor vehicles
within their respective jurisdictions which produce noise in excess of the
sound levels in decibels, measured on the “A’" scale on a standurd sound
level meter having characteristics established by the American National Stan-
dards Institute, Publication S1.4 - 1971, and measured at a distance of fifty
feet from the center of the lane of travel, or fifty {eet or more from a vehicle
designed for off-highway use and within the speed limits specified in this
section: .

Speed limit
of more
Speed limit  thap 35 mph
of 35 mph but Jess
or less thun 55 mph

(a) Any motor vehicle with with a
manufacturer's gross vehicle
weight rating of six thousand
pounds or more, any combination
of vehicles towed by such motor
vehicle, and any motorcycle other
than a motor-driven cycle: '
(I) Before January 1, 1973 88 db(A) 90 db(A)
(1D On and after January 1,
1973 86 db(A) 90 db(A)
(b) Any other motor vehicle or
self-propelled recreational vehicle :
primarily designed for off-highway 1
use and for which registration as a v
motor vehicle is not required. and l
any combination of vehicles towed
by such motor vehicle or self- ; :
propelled vehicle 82 db(A) 86db(a) |/

(2) The governing board shall adopt resolutions establishing any test
procedures deemed necessary. _

(3) This section applies to the total noise from a vehicle or combination
of vehicles. 1

(4} For the purpose of this section} a frucl truck tractor, or bus that
1s not cquipped with an identification platd or marking bearing ttﬁt
manufacturer's name and manufacturer’s gross vehicle weight rating s!‘\ali bl
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considered as having a manufacturer’s gross vehicle weight rating of six thou-

sand pounds or more if the unladen weight is more than five thousand . (4) *'Operuto
pounds. . campground or 1€
(5) **Organize
Source: L. 71, p. 651, & 1; C.R.S. 1963, § 66-35-7; L. 73, p. 1406, § 48, : county owned ar
: owned campgrou

Am. Jur.2d, See¢ 61A Am. Jur.2d, Pollution ' to the public.
Control, § § 267,269, 270. : : . 6) ”Pcrson'}“
- rsh’
25-12-108. Preemption. The provisions of this article shall not -be o Vi, e
construed to precempt or limit the avthority of any municipality to adopt stan- , ranches, youth ¢
dards which are no less restrictive than the provisions of this article. _ in areas used pre
. (8) *‘Recreat!
Source: L. 71, p. 651, § 1; C.R.S. 1963, § 66-35-8. : : . state, other thei

other recreationc
%) *“Refuse’
AT{CLE 13 3 bage, rubbish. ¢-.
K Cx (10) “Se\"’lls‘
human ¢xcreta.

Recreation Lund Preservation St gl 01 “Sprac
p - facetoad
25-13-101. Short e. ) 25-13-108. Water supplies. e (12)
2%-13-102. Legisiative declaration. 25-13-10%. Group' gatherings. el impoundin
25-13-103. Definitions. 25-13-110. Camping duration. : e
25-13-104, Administration. : 2513111, Enforcement. ' oo yTigation
25-13-105. Unlawtul acts. o 2513112, Citizen's complaint. : all Oth_er b
25-13-106, Sewage disposal. 2513113, Construdtion. or artifici
25-13-107. Refuse disposal. 25.13-114. Pcanalty for violation. P upon this
25-13-101. Short title. This article shall be known and may be cited as the X "
“‘Recreation Iand Preservation Act of 1971". ' soute
Source: L. 71, p. 643, § 1; C.R.S. 1953, § 65-34-1. : 23-13-1
- departimet
25-13-102. Legislative declaration. The purpose of this article is to estab- ou(tzzheTh
lish minimum controls to prohibit the pollution of the air, water, and lang, 3) -{3}
to prevent the degradation of the natural environment of recreationat and sioncrs
mountain areas in this state in order to preserve and maintain the ecology reﬂardi;lg
and environment in its natural condition, to facilitate the enjoyrient of the emms
state and its ecology, naturc, and scenery by the inhabitants and visitors of .
the state, and to protect their health, safety, and welfare. our
Source: L 71, p. 643, § 1; C.R.S. 1963, § 66-34-2, R N PYa: A
) ; ) trol, §]§ 51
25-13-103, Definitions. As used in this article, unless the context otherwise ‘
requires: : .‘_ 2~ 13-1
(1) ““‘Board™ rrcans the state board of health. _ i“ is gniagu.
(2) **Campsite’” means any specific arca within organized campgrounds : (@) Wahis
or other recreaticn areas which is used for overnight stays by an individual, ; upo ‘h,‘{ f,{a'
a single camping family, a group, or any other similar entity. - (b} TGt
(3) ‘‘Departmient’ means the department of health. . , ;‘&“ ’ S‘:: pt -

. "
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25-12-105 & Health 8
Cross reference. As to injunctions, see Rule Construction and operation of 2 public high-

6S, C.R.C.P. way arc not sctivities which can be abaled as a
Am. Jur.2d. See 61A Am. Jur.2d, Pullution public nuisance. City of Lakewood v. DeRoos,

Control, § § 271,272 —_ Colo. App. ____. 631 P.2d 1140 (198}).
C.1.5. Sce €6 C.1.S., Nuisances, § 102-104. Applied in Einarsen v. City of Wheat Ridge,

43 Colo. App. 232, 604 P.2d 691 (1979).

25-12-105. Violation of Injunction - penalty. Any violation or disobedience
of any injunction or order expressly provided for by section 25-12-104 shall
be punished as a contempt of court by a fine of not less than one hundred
dollars nor more than two thousand dollars. Each day in which an individual
is in violation of the injunction established by the court shall constitute &
separate offense. The court shall give consideration in any such case to thc
practical difficultics involved with respect to effecting compliance with the
requirements of any order issued by the court.

Source: L. 71, p. 650, § 1; C.R.S. 1943, § 66-35-5.

Am. Jur.2d. See 61A Am. Jur.2d, Pollution © C.3.8. See 66 C.J.S., Nuisances, § 135.
Control. § § 271,272,

25.12-106. Noise restrictions - sale of new ve cles. (l) :Except for such
vehicles as are designed exclusively for racing puliposcs. no person shall sell
or offer for sale a new motor vehicle or any self-prOpelled vehicle deslgncd
for off-highway use ang for Wthh remslrauon as a motor vehicle is not
required which produces a maximum noise exceeding the following noise
limit, at a distance of fifty feet from the center of the lape of travel or fifty
feet or more from a vehicle designed for off- highwa use, under test proce-
dures established by the department of revenue:

{(a) Any motorcycle, including a motor-dnvcxll cycle, manufactured on or

after July 1, 1971, and before Jangary T8 7 O .88 db{A);
(b) Any motOrcycle including a motor- dnven cycle (mzmuf..cture onjor
after January I, 1973, it eaens crerenaeans everespanranne 86 db(A);

(c) Any motor vehlclc with a ;:ross vehicle weight rating of six thousand
pounds or more manufactured on or after July 1, 1971, and before Yanuary
L1973 rereeeraenananen eveaannnas etrvenneeneeresenanans ererrenenanaen 88 db(A);
(d) Any motor vehicle with a gross vehicle wcu,ht rating of six thousand
pounds or morc manufactured on or after Januvary 1, 1573......0000.....86 db(A);
(e} Any other motor vehicle manufactured on or aftcr January 1, 1968,
and before January 1, 1973............... eerrnesaerrersteqarenneonnehireanans ....86 dh(A),
(f) Any other motor vehicle manufactured after January 1, 1973..84 db(A);
(g) Any self-propelled vehicle designed for off-highway use and for which
registration as a motor vehicle is not required, as follows:
o N{anufacm:ed on or after Januvary 1, 1971, and before Januvary I, 1973
.86 db(A):
() Manufactured on or after January 1, 1973, 0ie.uuid.. crereeeanans 84 db(A).
(2) Test procedures for compliance with this seption\shall be established
by the department, taking into consideration the test procedures of the
society of automotive engineers.

(3) Any person selhng or offering for sale 2 motor vehicle or other vehicle

in violation of this section is guilty of a misdemeanor and, upon convictibn

}

i

@9
349

thereof, shall’
than three hutb

Source: L.

|
Am. Jur.2d. S«
Conuol, § § 2(:‘).’
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highways « railroads » buses ¢ airports o

£

FRESSTANDOING BARKIERS

HOISHIELD TYP"": FS and SF& Rarrlors — sound ADSSIPIVE ON Gt aind twy
sides respoctively — optimlize sound fransmiscion lote and sound abzuiling
propertios in a durablo and attractive wall sysiem In harmony with the SUltununity.

- Cxcelient low-irequency absarption of truck &nd bus noise

- Laboratory-rated sound absorptioh on one or both sidus

- Low welghy, tugged construction — Ideni for wall of bridge mounting

- S-in.-thick (127mm) modulsr metdl mogdule systom In 616l 6r alumitiun
- Abuse resistant dual-coaled, galvanized steel ot sluminum construction

< Withwlunds wind velocitivs ol 110 mph (177kmvtir) In accordanco with The
Arnerican Associabon of Bate Highway and Transpuitation Ollicds (AASHTO),
Design Standurds — designs for specific wind loads are avallatle.

- Neadily relocuted In the event of highway wisening or other projeots

] 1VFE
Al TG
VA
CONFIQURATION
T UNOMINAL THIGKNESS | St (termm)
Typu F5/865(20.8)
SWol {S) LType (873585 (209
s ey N e L e
] wmi) Alumlnum (A) | Typo ((GiA 4.5 (22.0) Typu BFS.
, Freevianding Frooctandin
APHLIGATION slongeide h‘ghwa'yz., bighwoya an
N L hlte. subways, pirpotly | tronluge os

‘Spivc! FSL for nigner (ow Mequency {anemisson O3

Milwaukoo, Wisoonsin

Transportation NOIGHIELD Eofleraf aro
rated with sound transmission {oss Weluouifully
compatible with typleal barrier pufformgnce
toquiremants, ’ .
All NOISHIELD Barrlers Inforpdiety
ACDUSTIC sound abscrbing materials 1o pufent

PERFCRIVIANCS toflections which degrado seund bpriierjpor:
CHARACTERISTICS formance. Type C modules are uged tofclad

Type F8 end SFS ute (t:ystan Ing
which combine sound transmlission loss (125
J " Hz Inserticn loss less than 10 dB) &nd hiyh
sound ubsorption ratingy, Freestanglng Typ?
ISt 1a usec {or applicatidng l'e“uiﬂl?) 128 He
Insertion lets betwoon Qﬂand 14 df.
{

1

|

HOISHIELD Barriers are finished with a tough, thermosetting, polyestej pe

coatlug wiich Is not damaged by the horsh cleaning chemicaly used (o remgve U

palnt grzttill A wide varloly of stundard ¢olors allow complementary duvcor

NOISHIELD  schuues aid alliaclive deslgos 10 teduce sppatent wall helght aa Pcrfgl db

BARRIER community and motoilsts. Optional faclngs Include Liick, stong, &\ucco. wod:
ancwag s  and others. ‘

FINISHES - Tusivd oo acculvraled wailhiciing pos ASTM G 23 lar 2,423 Lwurs wals ghalkicg N0 J‘e*‘

tNo 2z {ASTIM D 658) utd Lulin chanyss fons e = 23S wnils (AST e C ood4).

s ctagte s tor checking, bhetenngloys of sahegier o wvaonnes of omrrss IRt/
- mote than 4,060 hours without canung {avigre,
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1.1 Suund Bruetict Moduley shigil be manu‘sciured ard (-
stalled veith v aeuostically ybsogitive wutlacu havitgy Guarit-
teod sound ebsorptive propertic: !acing the pradeninant nolse
source. The barner shall be constrocted of vencst posts and
sound ulLisoipllve polyester powder contod metalic moeadules
stacked o achicve the requitca wall helgris, The pre-apf1oved
bauics system shattbe Trunsportation NOISHIELD moguios as
manuluctured by Ingustrlal Acoustica Company, 1160 Com-
mearco Ave. Bronx, New Yoark 10462.53588, Contasi tho proguct
managu! &l 718-430-4515, fax: 716-430-3530,

1.2 Pre-bid submiltals and approval shail include sample
gtructural calculalions and wall design drawings: current test
data Hlustrating comptianco with the raqulremen:s £f the acous-
tlcal and gutebiiity spocifications for modules naza on produc-
tion lne supenvised by crafiemen; prool of adaquate manufacluring
and financial capabidity consistent with project requiromonts; and
& samplo snoduly mado oo praduction louling.

2.0 DESIGN

1 The barrgr ghall he dasigned in accardance with the

requirements of the latest edition of the AASHTO Guide Speci-
“fication for the Structuralf Design of Sound Barriers.

2.2 Posts shalibo spaced at 16 {1t (4877mm) on center for steel
poste, (plus concrele web thickness for concrete pesis) consistent
with tho modula spanning capability at tho design wind pressure.

2.3 Giound Mounted Datriers (request long laum sgucilivation)

2.4 Ebuctuiu Muuntod (u.g. Wull, Trallic Bure:, ot Driage-
Mounted) Barricte .

2.4.1 Suucturo mountod Latiers ahall nUl weh niuca than
7.6 bn? (36.7 kg/m’-’), Barner modules snail be tabiricaley of
maotul and gesignod with & Y4 In. (Gmm) ste et Interr. 8l FoStrauning
Cable attuchud o the slructure, The Gable shail be c2signoa ta be
lasionod 10 1hg SIrUCIUre guring INstananen of ine mozulys vwith 12
In. (3vomm) o! slack.

2.5 Color, Module Patterns, and Groffiti Removal

2.0.1 Meautes shall have a Consistént Color i muduly (0
modguie, A samgte of each color to tra supplied shal. c2 subntied
for approval prior ta the stan of manufacturning.

2.5.2 Paneis shall bo stacked wilh join!s alignes honzontally
or joints may be unilofrmly slepped wheie the top or tadom of the
wali change eievatians. Barrier module color patamns shall he
shown on shap drawings (using a legond kayed o €227 RUMDErs).

2.5.3 Removal of grafliti ehall be accompliched with soap
and water or Turpentine, Varsof, or Acotone withcu! damage lo
the rmodule or module color coatirg.

2.6 Acousiloal Characlerlstios '

2.6.1 The Laerier shull incorporate absorptive 22und mate-
rials 10 prevunt reverberation of naise berveen piallel walls,
betweon vehicles and nearby sound barriers, ang naise relle¢-
tions 10 unsusided noise sensllive areas ol the ccrmunity.

2.6.2 The surtace of the wall tacing the predor:.nant source
of noise shall have a minimunt souny absorption csetticient of
0.9% atl each of the '/3 octave band conter frequenzins of 125,
£50, 00 and 1030 1z,

? 63 The Suvund Tiansmission Loss of the wzi modutos
shall Ly s ninunyu ol 20 38 at uuch ol thy Vo uctiovy Tond uidue
freguencivs vl 125, 250, S00, 1000, 2000 aiid 430% 142,

{

A v yeiy (o Lneanlial g @by Gt 10 Wiene Wil ot noticy, Mg datit iy ¢ nacaiogd
Nayusticery line g, seilestony for Tpped TS A, FEUS, SME.8, St 6L A gria C.

UHITAU DTAYLY
RIS R VIS TAT R ENEAE LR AF 19 4
LIC e, tif e vl te
FraQleb (71l o0 2l
e

RN
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IMDUSTRIAL ATDUSTICS, COMPAMY
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. ~ Speciticoaticons S :
Transportatleo NOISHIELD S8ound Earriore FS/S Module

3.0 MATERIALS

3.1 Moduios shall be constructed of cold ruilad Yulverized
stered shects roanulaciurad in aveaidance with the fequiromonis
Of ASTM A S27 gulvanizud W0 ASTIM AS25 spectications, mint
mum 16 gaugo oolld okito snd 20 gaugs (0.91un) perlorated unig,
Modules shisll Le nun-wuldad, troo draining, &nd fice of poLkoly
or cavitiva in which watur may colloct. Modules shall Ly coated
in the faciory with a polyester powder coating apphed thirouuh
the use of An electronialic chaige, and thormaelly Londed 1o U"xu
eurdaca of the galvanized sicel or aluminum shigets.

3.2 Acoustic 1)l material shall be fibsrglass, non-corrosive,
rosistant {6 attack by fungus, fite-roglctant, veunin pol, and
non:hygroscopic. Fill material shall be Iroe draining, seif support-
ing and shall rotain physical and sound ebsorplive charac-
toristics altar long term exposure 1o tho elaments.

3.3 Posts shall bo galvanized stool masting the requiromenta
ol ASTM A 36, ASTM A 572 Grade 60 o7 ASTM A 558 Grade 50
weathenng stecl. Lolor coating of posts shall be as roquired by
ihe owner/architect.

8.4 Anchor bolta shall be ASTM A 307 or appruvpd uq’,&al.‘
ghtvunicad (u ASTM A 153, (1cbur in foundations snall be firade 680
Conerete tn loundatons shall have a compressive sifength excood-
ing 3,000 psi at 28 days or as required by the approved design.

3.5 Bearlng blocka shall be EPDM, naoprene, or rubber, 60
durometer,

3.6 Materiat Testing and Certification

$.U.1 Acousticat testing f
3.6.1.7 Cenufiod test reports shali be submilted to dem-
onattate compbonce willy thy Svund Trgosmission Loss and
Bound Absurplion Cootficlonts epocitied, Tests snall have bean
conductud in a lnboiatory accredited by ths National Volur*ary
L.aporatory AcCrowitniion *rogram (NVLAP),'Iwmqtssac and cQu-
tifiud by an indepundont yeoosteul conaulant,
0.6.1.2 Bound |Abaoiption Coulliclent Tusty shall bo
performed in accordunve wilh ASTM € 423, Type A mounting.
0.6.1.3 Transmianion Loss Tunly uhatl be peronaed (n
aufa:duncu with AETH E 80 end ASTM C 413,
8.6.2 Module Testing
3.6.2.1 Madulen shall bo testod for aectlviatud weattigr-
ing In aceordance with AGTI G 23 or G 20 in & NVLAP certifieu
Independent testlaboratory. Aftur 2,400 hours of testing, modulo
samples shall not exhibit chiathing loss han Nu. § per ASTM D
4214 orcolar change groater than 5 NBS units por ASYM D2244.
4.6.2.2 Flire resistanece 16818 shall be performid on.none
metallic muletials In accordanca with ASTM £ 64. All malorials shat!
have g Class A fire rating with liame spread not gleated than 25.
. 3.6.2.3 Modules shal! be tested for cotrosion Tesislanc
N accorcance win ASIM B117 in @ NVLAP cenilied indu-.
renqem testtaboratary, Atler 2.4G0 hours of cxﬁosu © lne cout:
ng system shall nat fait due to bisIcting, 1055 01 aghesiof, o
corcoston along 1he ecore lings, or other dptscls.

4.0 SUBMITTALS, APPROVALS AND CODNSTRUGTION
(Request long form speciticatien)
i \.

G.0 MEASUREMENT AND PAYMENT ‘

§.1 The quaniity to bie pald tor scund apsorptie mgeulos ghall
bu e gyuare feot of wall sutece area suppiledt

5.2 Scparuty mensurement ¢ payrmont shall e mide (ogshy
pPrupatation, cxcavistion ang b i, uuissjr_\s, pasIs, 1 pracgion,
cupings, déo s, tallis bortier, &poalenancuy, BNl AcTepIney.

Fadir L2ies: gagy
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REVIEW COMMENTS
Page 1 of 4
FILE #FP-96-55 TITLE HEADING: James Park
LOCATION: NE corner 28 1/2 Road & Belford Avenue
PETITIONER: John Davis

PETITIONER'S ADDRESS/TELEPHONE: 1023 24 Road
Grand Junction, CO 81505

250-0720
PETITIONER'S REPRESENTATIVE: Wayne Lizer
STAFF REPRESENTATIVE: Bill Nebeker
NOTE: THE PETITIONER IS REQUIRED TO SUBMIT FOUR (4) COPIES OF WRITTEN

RESPONSE AND REVISED DRAWINGS ADDRESSING ALL REVIEW COMMENTS ON OR
BEFORE 5:00 P.M., MARCH 22, 1996.

U.S. WEST 3/5/96
Max Ward 244-4721
For timely telephone service, as soon as you have a plat and power drawing for your housing development,

MAIL COPY TO: AND , CALL THE TOLL-FREE NUMBER FOR:
U.S. West Communications Developer Contact Group

Developer Contact Group 1-800-526-3557

P.O. Box 1720

Denver, CO 80201
We need to hear from you at least 60 days prior to trenching.

MESA COUNTY BUILDING DEPARTMENT 3/5/96

Bob Lee 244-1656

A building permit, separate from that of the manufactured home, is required for each carport and shed over
120 square feet in area. No other comments. '

PUBLIC SERVICE COMPANY 3/7/96
John Salazar 244-2781

GAS & ELECTRIC: Require additional utility easement 10 feet wide as highlighted on the attached site
plan. Will require that developer have centerline of platted/recorded easement surveyed and staked prior
to the start of construction of the gas & electric facilities.

CITY PROPERTY AGENT 3/12/96
Steve Pace . 256-4003

No final plat to review.
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FP-96-55 / REVIEW COMMENTS / page 2 of 4

GRAND JUNCTION DRAINAGE DISTRICT - 3/13/96
John L. Ballagh 242-4343
See attached comments.

CITY DEVELOPMENT ENGINEER 3/14/96
Jody Kliska 244-1591
1. Submitted plans and reports were deficient, so redlined plans and SSID checklists are being returned

with these comments. Acceptable plans and report must be submitted by the response to comments

~ date or the project will be pulled from the Planning Commission agenda.

The Development Improvements Agreement needs to be completed as part of this submittal. The
City does not do building permit holds. Public improvements must be guaranteed as detailed in the
DIA.

A written stormwater management plan was submitted with this application. Because this project
is greater than 5 acres, a permit from the Colorado Department of Health is required. Please see the
SWMM Manual for requirements and who to contact and contact the CDOH directly. Notification
of this project and its probable need for a permit will be given to CDOH by the Community
Development Department.

Plans for the required 28 1/2 Road improvements are required and were not submitted with this
application.

The final drainage report did not address comments raised during the preliminary review and it
appears the preliminary report was not read by the engineer now doing the drainage for this project.
Problems with the Goodwill Drain and its capacity are not addressed.

CITY COMMUNITY DEVELOPMENT 3/14/96
Bill Nebeker 244-1447

1.

Your project narrative is exactly the same as the narrative submitted for the preliminary, yet your
project and surrounding conditions have changed; # of units, zoning of this parcel and parcel to the
west, road pattern, park and storage area, this request is not for a rezone but for a final plan. The
project narrative (surrounding zoning) does not conform with the final plan. Project narrative does
not meet SSID standard format.

This is a complex project and it would have been helpful to provide some explanation on what you
are planning. ‘
Perimeter setbacks as required in condition #6¢ have not been addressed. Space 25 is encroaching
in the 15' setback to Gunnison. '

Revise the drawing to show that the residences in spaces 1 and 55 are no closer than 95' to the south
property line of Cahoots, in accordance with condition #8 of preliminary approval.

Revise the landscape drawing to include the planting of at least 5 large trees along the west property
line adjacent to Cahoots, in accordance with condition #9 of preliminary approval. Place a note on
the plan that states that the trees will be at least 1.5 inches in caliper and 10-15' in height at the time
of planting. A species must be selected that will reach a height of at least 50'.

Where is the detailed landscape plan showing that at least 10' of the perimeter street setback along
28 1/4 Road (and Gunnison) will be landscaped, as required in condition #6d? Tree spacing must
be no more than 40' - the trees shown on your landscape plan are spaced from 60' to 90'. Submitted
landscape plan does not meet SSID submittal requirements.
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6. More detail is needed on the site plan that shows that the 6' chain link fence around the storage area
~ complies with condition #6e.
7. Show information that condition #6i regarding street lighting, has been satisfied.
8. It appears that there is a sight distance problem with carports located on every corner in the park.
This would also require driveways right at the intersection.
9. Your typical drawing shows no information related to size and boundaries of each space, placement

of storage building, location and dimension of driveways (particularly for the carports located right
at the intersection), and landscaping for each space, as required in condition #6a.

10. Why is Space 27's carport directly behind visitor parking in the cul-de-sac?

11.  Your proposed 6' fence sound barrier around Cahoots doesn't match the engineering specifications
in the report by David L. Adams Associates, Inc. They recommend a fence no shorter than 9.5' feet.
Why a 6' fence and why was the wood fence design chosen over the other designs?

12. The site plan does not show the 15' utility & irrigation easement along the north line of the Goodwill
Drain, along the south property line. Has this easement been vacated? If not, remove the structures
(mobile homes & carports) from within this easement. '

13. An open space fee equivalent to $225 per dwelling is required before final approval.

14. A note should be placed on the site plan that states that the off street parking in cul-de-sacs will be
paved.

NOTE: The wrong parcel was highlighted on the full sized assessor's map. Please provide a new

map with the correct parcel highlighted.

NOTE: Has the park moved? - The location described on your application is 28 1/4 & Belford.
TCI CABLEVISION 3/11/96
Glen Vancil 245-8777

See attached comments.

CITY FIRE DEPARTMENT 3/14/96

Hank Masterson 244-1414

An additional fire hydrant is required. Locate this hydrant along the street at space 36 or space 45. All
hydrants must be fed by a minimum 6" water line.

CITY UTILITY ENGINEER 3/15/96

Trent Prall 244-1590 ‘
PLEASE SEE PAGE IC-35 (DRAWING STANDARDS CHECKLIST) OF THE SSID MANUAL. IN
THE BEST INTEREST OF THE PETITIONER’S, SPECIAL DISTRICT’S AND CITY STAFF’S TIME,
PLEASE VERIFY EACH ITEM HAS BEEN ADEQUATELY ADDRESSED PRIOR TO
RESUBMITTAL.

SEWER - FRUITVALE SANITATION DISTRICT

1. Please contact Art Crawford for Fruitvale Sanitation District requirements for this development.
2. Please delineate where separation of public and private sewer will occur.

WATER - CITY OF GRAND JUNCTION

1. Please show existing utilities (water) and proposed location of water meter(s). Please add note

stating that water meter pit and setter will be provided by City inspector for installation by the
contractor. Curb stop is not required as a stop is incorporated in the City standard setter.
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CITY PARKS & RECREATION DEPARTMENT 3/15/96

Shawn Cooper 244-3869
1. Parks & Open Space Fees - 56 dwelling units @ $225 = $12,600.00.
2. Should investigate pedestrian/bicycle access through north end of property to access commercial/

retail areas.




Grand Junction Community Development Department
Planning « Zoning ¢ Code Enforcement
250 North Fifth Street
March 5, 1996 Grand Junction, Colorado 81501-2668
~ (970) 244-1430 FAX (970) 244-1599

Dave Anderson

c/o The Rose

2993 North Avenue

Grand Junction, CO 81504

Re: Cahoots Crossing Noise Wall

Dear Dave:

Enclosed is a copy of the sound study and wall design for James
Park Manufactured Home Park, as submitted by John Davig and Ward
Scott. A copy of a portion of the applicant’s site plan indicates
that option #3 on page 2 is being proposed. The fence will be six
feet high. If you have any questions, comments or concerns with
this design please submit them to me no later than March 18, 1996.
If you have any questions please call me at 244-1447.

Sincerely,

v/ - "

Bill Nebeker
Senior Planner

YR Printed on macvelod naner



City of Grand Junction, Colorado
250 North Fifth Street
81501-2668
FAX: (970)244-1599
March 8, 1996

John Davis
1023 24 Road
Grand Junction, CO 81505

Re: James Park Final Plan
Dear John:

Final review comments will be forthcoming on James Park but I wanted to forewarn you that
I am somewhat dismayed with your submittal. Many of the conditions from the preliminary
approval have been ignored. Your proposed noise wall around Cahoots is not in conformance
with the engineering recommendation made in the submitted consultant’s report. It would
seem that very little effort went into preparing the final plan to assure it was in compliance
with the preliminary approval. If the response to comments is not complete and does not
address the preliminary conditions of approval, this project will be pulled from the April
Planning Commission hearing.

Attached are draft comments for James Park for your information. Do not resubmit until final
comments are available. If you have any questions please call me at 244-1447.

Sincerely,

o
[]
Bill Nebeker

Senior Planner

¢: Ward Scott

r)a}\ Drinted on racveled naner



March 13, 1996

Sidney J. Spivak, Q.C.
Niagara Nevada Limited
202-1808 Wellington Avenue
Box 98, Sta. L.

Re:  James Park and Niagara Village

Dear Mr. Spivak:

Confirming the discussions and negotiations of March 12, 1996, in consideration of your
consent to the immediate installation of the extension of the sewer line from Niagara Way to 28
Road, I agree to work with you regarding improvements to the Goodwill Drain.

Upon development of James Park, I will pay one-half of the costs of improvements to the
Goodwill Drain as required by the City and Grand Junction Drainage District. I reserve the right
to work with the City and the District regarding the final plan of improvement to insure the
improvement is done in the most efficient and economical manner.

I regret the confusion and conflict which occurred, and will do my best to insure it does
not happen again. Thank you for your cooperation.

Sinyy yours
] S
J6hn

Davis
cc: LanDesign
Grand Junction Drainage District .
City Planning RECETVED ¢ P ‘
PLANNING DEPARTMENT v
MAR 13 1995
KALIVINIANEVASPIVAK. DAV
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GRAND JUNCTION DRAINAGE DIST.
722 23 ROAD P.0. BOX 55246 GRAND JUNCTION, CO 81505
(303) 242-4343
JAMES PARK RP-9b-5hh March 13, 1996

‘‘nhe plans ftor aradinag and drainage and the plans matrked storm
drainaage plans as wel!l as the sanitarv sewer plans were reviewed,

"he proposed sanitary sewer it built as designed to tie 1nto
the sanitarv sewer 1N NIAGARA VIIJACGHE will nhyvsacally ao through
the tile i1ne 1n the relocated GOOOWILLIL DRALIN ‘'ILE as desianed by
LANDegstan, dated September 726, 199k, that mime line 18 a desianed
siphon and 13 not yet i1nstalled. he open drain has bheen retocated
by the deveiovers of NIAGARA VILLAGEH. T'here needs Tt be
coordination ot desiagns before construction of either the sanitary
sewer ftrom JAMES PARK or the pipina of the GOODWILI. DRAIN,

'nere has been 1ngulry but no written request from the
developer ot JAMRES PARK about relocating a portion of the GOODWILLL
DRALILN. 'he developer will fivst have to have the request apoproved

then at his soie cost pav tor the relocation of the drain. uat
I1ke the developers of NLAGARA VILLAGHE did on the rvreach oF open
drain 1n the 28 1/4 Road ROW. Standaras of Gabb will have to be

met 1n the piping / tiiina ot any portion of the GOODWILL ORAIN.
Manholes are reguired at every change 1n directaion ot the pipe (the
intersection of Gunnison Ave, and 28 L/4 Road), or where a pipe
comes into the drain (the outtall from the pond). ‘'he Drainadage
District wants the relocated drain (or pipe) in the Gunnison Ave,
ROW as ashown ot the plang which have Mike bDraissel's stamp and
stanatutre, vather than 1n the private land where there will be a
private curhb and aqutter over the line as the other set of plans
show. ‘1'here were no plans sent to the District for review for fthe
pivinag ot the reach of open drain which ig being described as "to
be relocated” bv the develiopers of JAMES PARK. 'here must be
coordinated desian between the desiagners ot the two developement ,
JAMKES PARK and NTAGARA VI LAGH,

The storm water manaagement pian on one sheel 1dentities the
pond as a detention pond and on the other as a retention pond. A
retention pond uses evaroration to move the water, A detention
pond has an outlet. "There is a desian for an outlet structure, sao
the pond must be a detention pond.

There are two designs ot the pond which do not agree in top
elevations. 'here 1s no description of the surtace treatment of
the pond. Which pond will be built? 1t there is to be agrass, who
will maintain 1t7? It there i1s to be asvhalt who is goina to be
responsible for removing trash and material which will blow or be
carried into the pond site? Will the City or the Drainage District
have authority to have maintenance performed on the detention site?
How?

A copy of the letter from this oftice to the (City dated
Septemher 29, 1995 is enclosed. It is the beliief of the District
that the area south of North Avenue to 1-708 between 78 1/? Road
and 28 Road should be looked at as a whole. There should be a
drainage plan for the entire area. kach development could then
contribute to the improvement of surface drainage according to an
overall plan rather than the present incremental approach.

Jdeﬂf? Ballag#l, Manager, Grand Junction Drainage District



\ 4 -

GRAND JUNCTION DRAINAGE DIST.

722 23 ROAD P.O. BOX 55246 GRAND JUNCTION, CO 81505
(303) 242-4343

‘September V9.0 19Yh

Mr . Don Newton. CirLty knaineer
ity ot Grand Junction

250 N Hth Street

Grand Junction. CO HiIHOH

Re: surtace pPDrainaae 28 /4 Road south of North Avenue

Dear Don .

LANDesi1an has submitted a set of pltans tor pipinag a portion of
the drain ditceh along the east side of 8 /4 Road as a vparl or the
mprovements witn NIAGARA VILLAGH. The Dlans are ror a8 sS310D000.
‘'he District has peen roid rnat the reason tor the denth of pip=a 13
to aget aceauate cover over he RCEP, the bnatriet reaur rement tor
pipe material. ‘he 31 Dnon results because I ne downstiream
mmprovementa N the GOOIWLHLEL DRAIN 1tncoclude pipe which 15 Loo iidah
ancd would have to be lowered perhaps all the way underv [ -/708.

'he tact 18 that the surtface waters ftrom that stretch ot 78
1/74 Road do tlow 1ato INOIAN WASH via the GOODWILL ORAIN which
tlows 1nto the PRUIMTVALK DRAIN. I'he water now Just happens to 110w
towaras 28 /7 Road Lirat . It seems lLike a wise future step would
he to antercept the fiows 10 This proposed stophon and transport the
water to the south and then west fthrouah ane ot the provertiles
south ot the vroposed NIAGARA VILLAGE, [t ceems like there shouvid
be adeaguate fFall to the south to enahlie the siphon tao  be
el yminated.,

the Dratrict wiltl navy attentaion to ftuture developments an the
area. Please qive serious consideration to having addairtional
developments 1n the area reajlze that when an unstream development
provides a downstream site with improved access there can be an
appropriate trade oft by the lower site providing i1mproved drainage
tor the upper site.

Sincerely,
Grand Junction Drainade Distract

ohn L. Ballagh, Manager

XCc: Mike Best, P.E. LANDesign
Michael Drollinger, City Development Department
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POSTING OF PUBLIC NOTICE SIGNS

The posting of the Public Notice Sign is to make the public aware of development proposals. The
requirement and procedure for public notice sign posting are required by the City of Grand
Junction Zoning and Development Code.

To expedite the posting of public notice signs the following procedure list has been prepared to
help the petitioner in posting the required signs on their properties.

1. All petitioners/representatives will receive a copy of the Development Review Schedule

for the month advising them of the date by which the sign needs to be posted. IF THE

SIGN HAS NOT BEEN PICKED UP AND POSTED BY THE REQUIRED DATE, THE

PROJECT WILL NOT BE SCHEDULED FOR THE PUBLIC HEARING.

A deposit of $50.00 per sign is required at the time the sign is picked up.

You must call for utility locates before posting the sign. Mark the location where you wish

to place the sign and call 1-800-922-1987. You must allow two (2) full working days after

the call is placed for the locates to be performed.

4. Sign(s) shall be posted in a location, position and direction so that:

a. It is accessible and readable, and
b. It may be easily seen by passing motorists and pedestrians.

5. Sign(s) MUST be posted at least 10 days before the Planning Commission hearing date
and, if applicable, shall stay posted until after the City Council Hearing(s).

6. After the Public Hearing(s) the sign(s) must be taken down and returned to the
Community Development Department within FIVE (5) working days to receive a full
refund of the sign deposit. For each working day thereafter the petitioner will be
charged a $5.00 late fee. After eight working days Community Development Department
staff will retrieve the sign and the sign deposit will be forfeited in its' entirety.

W

The Community Development Department staff will field check the property to ensure proper
posting of the sign. If the sign is not posted, or is not in an appropriate place, the item will be
pulled from the public hearing agenda.

| have read the abgve information and agree to its terms and conditions.

¢ , el

SIGNATURE DATE

FILE #/NAME /1:/0"‘ ?é fs/ \JQ/Wléi glf’k RECEIPT # 37/1/
PETITIONER/REPRESENTATIVE: o E&U\% PHONE # 43 —A D g
DATE OF HEARING: A/ /D?L? (0 POST SIGN(S) BY: 3,/0?£/?’ @

DATE SIGN(S) PICKED-UP f ? / o/ / 7@ RETURN SIGN(S) BY: %_

DATE SIGN(S) RETURNED 7 B tg RECEIVED BY: *%\

%%W




Grand Junction Community Development Department
Planning « Zoning « Code Enforcement

250 North Fifth Street

Grand Junction, Colorado 81501-2668

(970) 244-1430 FAX (970) 244-1599

March 27, 1996

John Davis
1023 24 Road
Grand Junction, CO 81505

Re: James Park Final Plan
Dear John:

In accordance with Section 6-8-3 and 6-7-4 of the Grand Junction
Zoning and Development Code, James Park Final Plan has been
withdrawn from the April 2, 1996 Planning Commission hearing. The
reason for this withdrawal is numerous deficiencies with the site
plan, street plan for 28 1/4 Road, grading and drainage plan and
final drainage report. In addition to these deficiencies, there
are needed revisions on the noise wall plan. A list of these
deficiencies are attached.

Please make necessary corrections and resubmit four sets of
responses to our department no later than April 19, 1996. I
suggest that you submit your corrected drawing before then to give
sufficient time for review and correction if needed.

If you have any questions please call me at 244-1447.

Sincerely,

~ - \ ,L

/BN

Bill Nebeker

Senior Planner

C: Ward Scott
Wayne Lizer

@ Printed on recvcled paper
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James Park
Community Development Department Comments:

Noise Wall Plan _

1. The fence detail sheet submitted by Wayne Lizer presents
conflicting information. The fence detail shows the fence
9.6’ high, the overall view shows the fence 12’ high. The
fence detail shows a supporting 2 X 6 rail every 4 feet, but
the fence is only 9.5’ high. ,

2. I don’t believe the proposed fence detail meets the criteria
proposed by David L. Adams Associates, Inc. The detail
doesn’t show that the fence slats are extended below grade.
It also doesn’t show wood battens to cover picket spacing. It
appears that the recommended design for the pickets required
2" lumber. Your design is proposing 1" lumber nailed to 2"
rails spaced 4’ apart.

Site and Landscape Plan

3. The landscape plan for James Park notes that the 9.5’ fence
will be extended along 28 1/4 Road, the length of the storage
area. Is this correct? This note belongs on the site plan,
not just on the  landscape plan. '

4, Trees for all required landscaping must be at least 1.5 inch
caliper (Section 5-4-15B.1). Change note #1 on the landscape
plan accordingly.

5. A note wasn’'t placed on the site plan or landscape plan that
the perimeter of the storage area along 28 1/4 Road be
screened with a 6’ high sight obscuring fence - unless you
really intended to build the 9.5’ wood fence in this location.
Will this fence extend along the north side of space #17?

I suggest that you combine the landscape and site plan onto
one sheet, since most of your site plan information is on the
landscape plan.

6. Your comment regarding street lighting in the response to
comments should be on the site plan. Will there be any
lighting of the park areas?

7. The driveway for space 6 should be relocated to the north of
the trailer to avoid conflict with the stop sign and
intersection.

MISC.

8. If you intend to vacate the 15’ utility easement along the

Goodwill Drain in the southern portion of the site and the 50’
Grand Junction Drainage Ditch Right-of-way, I recommend that
you request that when you resubmit in April. A legal
description for that area to be vacated will be needed from
you.
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Open Space Fee is $12,375

The 1legal description for the Memorandum of Improvement
Agreement & Guarantee and Development Improvements Agreement
is Lot 2, Darwin Subdivision (not James Park or 28 1/4 Road).



To: Marcia Rabideaux,Bill Nebeker
From: Jody Kliska

Subject: James Park FP-96-55
Date: 3/25/96 Time: 3:07p

The resubmitted plans still contain a number of deficiencies, therefore the
item will be pulled from the Planning Commission agenda for April. Outlined
below are the deficiencies, previously noted on the returned redlined SSID
checklists. Apparently, the redlined checklists were ignored. Please
note, the relocation of the Goodwill Drain has not been addressed and must
be before any plans can be approved.

Site Plan:

1. The current location of the Goodwill Drain is shown, but not its
proposed new location and disposition.

2. A cross-section of the internal streets is not shown.

3. The question of trash pickup for the park has not been answered.

4. 1Is street lighting in the park proposed? It is not shown.

Street Plan for 28 1/4 Road:

5. Attached is the pavement design recommended for 28 1/4 Road, which
evidently was not researched by the designer. It provides two alternatives.
The street cross-section needs to match one of these recommendations.

6. No benchmark elevation is provided on the plan.

7. Stationing on the plan view is a little hard to follow, since it is not
clearly labeled. There are two apparent stations called out at the south

end of 28 1/4 Road which do not appear to match the rest of the dimensions
shown.

8. The Goodwill Drain is not shown at all on these plans. This is an
essntial component of the street plan. Timing of the planned improvements
seems to hinge on what will be done with the Goodwill Drain and when, as the

Drainage District has indicated no work on the drain will be allowed once

the water is flowing in the drain.

9. The station and flowline elevation of BCR’s, ECR’s, ramps, fillets and
pans need to be shown on the plan.

10. The sidewalk appears to be going across the entry to James Park.

11. The pavement taper rom the full width to the 22’ width is not shown on
the plan and needs to be shown.

Preliminary Major Drainage Basin Map

12. A map is required as part of the drainage report, but one was not
submitted.

Grading and Drainage Plan
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13. The pond is labeled retention/detention. Apparently there is some
confusion as to what it is. Please clarify.

14. No benchmark is provided on the plan for vertical control.

15. Once again, the Goodwill Drain relocation and piping is ignored on this
plan. The drain obviously needs to be relocated as noted on the plan;
however, it is not clear if it is proposed to be piped. If so, how will the
detention pond discharge connect? .

16. There is an arrow shown just before the cul-de-sac which evidently
indicates where water is to get into the pond. What is proposed for an
inlet structure?

17. Ground cover and erosion control are required and need to be specified
for the pond.

18. The 2 year and 100 year storage volumes are not indicated as required
on the checklist.

19. The outlet structure shown does not appear to match what was provided
in the drainage report for calculations.

20. There is a cross-section for a drainage swale shown, but it is not
evident where the swale is to be constructed.

21. What is the slope of the bottom of the pond in order for it to drain?

22. The plan needs to indicate the actual storage volume being provided by
the pond area.

Final Drainage Report

23. No revised drainage report was submitted. Comments from the preliminar
report were not addressed, particularly as they relate to the master
planning issues such as the Goodwill Drain.

24 . Maintenance issues were not addressed in the final report.

25. The submitted preliminary report which was evidently intended to be the
final report as well, left some questions unanswered as to whether detention
or retention will be used. It appears detention will be the choice,

however, the final report needs to state that clearly.

26. No storage-depth-discharge graphs are provided as required in the SSID
checklist.

27. Erosion protection was not addressed, nor was whether the Goodwill
Drain is open or piped at the point of pond discharge.

28. Street flows were not addressed in the report. Although these are
private streets, the calculation needs to be made to assure there is
adequate depth in the streets to accommodate flows.

29. It is not clear from the plans what kind of inlet will be used to
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convey water to the pond. Inlets need to be sized in the report.

Improvements Agreement

30. The estimates for the DIA may need to be revised due to the wrong
pavement section shown on the plans. :

31. There is a question of timing of improvements which needs to be
resolved and which may result in a longer term for the DIA. The Drainage
District has indicated no work can take place on the Goodwill Drain until
November, when the water is out of the ditch. This presents a problem, as
"the relocated open drain is currently inside the edge of the proposed new
pavement on the east side of 28 1/4. A proposal for interim improvements to
allow access to James Park needs to made, as well as resolution of what will
be done with the drain, by whom, and when. Until these questions are
answered, no plans will be approved.
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LANDesign

Proposed Pavement Sections,

September 15, 1985

ASPHALT INSTITUTE

'The Mean Annual Air Temperature (MAAT) of 60°F was

Page 2

‘Method

NIAGARA VILLAGE SUB.
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T
a
2]
]
3
o
o]

characterize the environmental conditions.

Regsidential Roadway,
Asphalt-Base Coarse

18k EAL

3 inches of
on 6 inches of
on B8 inches of

= 5;:

asphaltic concrete pavement
aggregate base coarse
recompacted native material

Due to the Soft subgrade soils and instability of these scils, as
indicated by the Hveem-Carmany Test, [t is recommended that a
minimum of 8 inches of Aggregate Base Course (ABC) ©be placed
beneath the Asphalt Matte.

Full Depth Asphalt:

5 inches of asphaltic concrete pavement
on 12 inches of recompacted native material

1986 AASHTO Method

Based wupon the existing topcgraphy, the anticipated final road
grades and the anticipated future irrigation practices in the
local area, a8 Drainage Factor of 0.7 (1988 AASHTO ©procedure)
has been utilized for the section analysis.

The terminal Serviceability Index of 2.0, a Reliability of 70 and
a design life of 20 years have been utilized.

Residential Roadway,
Asphalt-Base Course

on 8
on 8

Full Depth Asphalt:
- 5
oen 12

18k EAL

inches
inches
inches

inches
inches

of
of

of
of

5 :

asphaltic concrete pavement
aggregate base course
recompacted native material

asphaltic concrete pavement
recompacted native material




Grand Junction Community Development Department

Planning « Zoning « Code Enforcement
250 North Fifth Street

Grand Junction, Colorado 81501-2668
(970)244-1430 FAX (970) 244-1599

March 29, 1996

ATTN: Permits & Enforcement

Colorado Department of Public Health & Env1ronment
Water Quality Control Division

WQCD-PE-B2

4300 Cherry Creek Drive South

Denver, CO 80222-1530

Re: James Park Mobile Home Park - Grand Junction
Dear:

Enclosed is a Stormwater Management Plan for a 8.23 acre proposed
mobile home park in Grand Junction. The park is located on the
northeast corner of 28 1/4 Road and Gunnison Avenue. The applicant
is John Davis, 1023 24 Road, Grand Junction, CO 81505 (970) 250-
0720). Included also is a grading and dralnage plan showing the
site layout.

If you have any questions please call me at 244-1447 or the
applicant directly. The item is tentatively scheduled for the May
7, 1996 Planning Commission hearing.

Sincerely,

Bill Nebeker
Senior Planner

m Printad an sacmeatad oomew
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TO: BILL NEBEKER, SENIOR PLANNER
GRAND JUNCTION COMMUNITY DEVELOPMENT DEPT.

FROM: JOHN DAVIS
DATE: APRIL 19, 1996
RE: JAMES PARK FINAL PLAN, FP-96~55

(HAND DELIVERED)

Following are responses to your letter to me of March 27, 1996.
The responses are organized first in two groups, one for your
comments and one for Jodi Kliska's, and then by numbered item
corresponding to the same numbers used in your and her comments.

Attached, please find four sets containing revised or new
submittals for:

1. Fence Detail Sheet

2. Site Plan

3. Landsecape Plan

4. Street Plan And Profile

5. Major Drainage Basin Map (in Final Drainage Report)

6. Grading and Drainage Plan

7. Final Drainage Report

8. Development Improvements Agreement

9. Disbursement Agreement (front page only)

10. Memorandum of Improvements Agreement and Guarantee

Nebeker Comments

Fence Detail Sheet (Noise Wall Plan)
1. & 2. Please see the revised Site Plan and Fence Detail
Sheet. Each comment has been addressed. :

Site and Landscaping Plans

3. See revised Plans.

4. RAll trees are specified on the Landscape Plan notes to be
at least 1.5 inch caliper.

S. The storage area, 28 1/4 Road fence is annotated for
screening and its extension along the North side of space
#1 is shown.

6. Lighting is shown on the Site Plan with a note for PSC
standards. The park areas are lighted.

7. The driveway for space #6 has been relocated

Miscellaneous .,

8. The application for vacation and relocation for the
drainage, utility, and irrigation easements has been
submitted. A deed will be executed by me after closing of
the purchase and recorded before work begins to affect the
relocated easements. I will submit a copy of this deed for
your review before closing. The legal description for the
vacated easements has been given to Marcia Rabideaux.

Kliska Comments
Site Plan
1. The Site Plan, the Easement Vacation and Relocation, the
Street Plan, the Major Drainage Plan Basin Map, and the
Final Drainage Report have all been revised to show the
drainage and other easements vacation and relocation.

2. The internal street cross section is shown.



- -

3. Trash dumpster locations are shown at the NE and SW cul de
sacs.

4. Street lighting is shown at all cul de sacs and the two

: four-way, internal street intersections with a note per PSC
standards.
Street Plan and Profile

5. The street cross section using one of the given
alternatives is shown.

6. The benchmark is shown at S.W. corner

7. Stationing is revised.

8. The Goodwill Drain location has been addressed (see 1.
above). The relocation will be completed by my contractor
to accommodate ongoing irrigation and surface drainage and
will be coordinated with the Grand Junction Drainage
District before start of work to meet their review and
supervision requirements. This arrangement has been
approved by the Grand Junction Drainage District.

9. Station and flowline elevations are shown on the attached

Grading Plan.
10. The sidewalk across the entry is deleted on the revised

plan. .
11. The pavement taper is shown on the revised plan.
Major Drainage Basin Map
12. The map is attached.
Grading and Drainage Plan
13. Through 22. Please see the revised plan; all items are
addressed.

Final Drainage Report
23. through 29. Please see the revised report. .

Improvements Agreement
30. The DIA estimate has been revised.
31. Please see comment 8. above.

I regret the need for your voluminous comments resulting from my
earlier submittal, and hope you find this response to be complete
and satisfactory. Thank you for your forbearance.

Sincerely,
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I. GENERAL LOCATION AND DESCRIPTION

A. Site and Major Basin Location

1.

The site is located on the East side of 28 1/4 Road,
approximately 600 feet South of North Avenue. Access to
the site will be from 28 1/4 Road. (Street Location Map -
Appendix A)

At the present time, development in the area includes Cahoot's
Crossin (a nightclub at the Northwesterly side of the proposed
development), vacant land to the Northeast, A & W Trailer Park
on the East, vacant land to the South, and Niagara Village

(a manufactured housing subdivision) to the West.

B. Site and Major Basin Description

1.

The major basin includes approximately 0.6 acres to the North of
the site [approximately 0.3 acres from Cahoot's Crossin (designated
"OF-1" on the Major Basin Map - Appendix B) and approximately 0.3
acres from the vacant land lying North of the Northeasterly
boundary of the proposed development (designated "OF-2" on the
Major Basin Map - Appendix B)] and the site itself which contains
7.89 acres.

The building and parking lot of Cahoot's Crossin drains to a
grate in the Cahoot's parkinag Tot which in turn drains to the
existing 18-inch concrete-piped section of the Goodwill Drain
located along the East side of 28 1/4 Road. This run-off is
not included in the above-mentioned approximate 0.3 acres

from Cahoot's Crossin ("OF-1"). "OF-1" is the area to the
South and East of Cahoot's building which drains to the South
where part of the drainage is picked up by a swale that goes
across the Northwest corner of the proposed development to the
Goodwill Drain which is an open ditch at this point. "OF-1"
also includes Cahoot's South of the swale run-off which sheet-
flows South across bare ground to the proposed development.
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II.

The site and the vacant land lying to the North ("OF-2") has
sparse weed growth and salt brush. The site was tilled at
one time as furrows are still evident.

The on-site soil is of (Bc), Billings silty clay loam, 0 to 2
percent slopes, of the hydrological soil group, "C". (Referenece 2
Appendix C) :

EXISTING DRAINAGE CONDITIONS

A.

Major Basin

1.

The site generally drains from Northeast to Southwest at
approximately 0.63% slope.

There is an irrigation ditch running from North to South along
the East side of the property, and the Goodwill Drain (formerly
the Mesa County Ditch) which runs from North to South along the
West side of the property then turns Southeast across the South-
west corner of the site.

The site is within "Zone X" as determined by the FIRM Flood
Insurance Map and is not within the 100 and 500 year floodplain
of Indian Wash. (Appendix D)

The proposed development site drains historically from Northeast
to Southwest at approximately 0.63% slope in a sheetflow fashion.

Off-site contributions of inflow from upstream include the Cahoot's
Crossin area South and East of the building ("OF-1") and the

vacant land lying North of the Northeasterly boundary of the site
("OF-2"). Part of "OF-1" drains via a swale into the Goodwill

Drain where it is an open ditch, and the other part onto the

site, as does "QF-2", in a sheetflow fashion.

The proposed development site historically drains into the Goodwill
Drain since the drain is located both on the West and South sides

of the site. The Goodwill Drain, maintained by the Grand Junction
Drainage District, eventually drains into the Colorado River about
1 mile South of the property.

The run-off from Cahoot's Crossin building and parking lot drains
into a grated inlet in their parking lot which drains into the
18-inch concrete pipe section of the Goodwill Drain, and does not
drain onto the proposed development site.
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Historically, at times, the Goodwill Drain is close to
capacity on the South side of the site due to a completely
flat grade from West to East and water is virtually "pushing"
itself to the East.

Small amounts of run-off from James Park could be introduced
into the Goodwill Drain from a detention basin which is
planned for at the Southwest corner of the proposed development.

ITI. PROPOSED DRAINAGE CONDITIONS

A. Changes in Drainage Patterns

1. Major Basin

The City of Grand Junction is requiring a sound-barrier fence
to be installed adjacent to Cahoot's Crossin with the bottom
of the fence required to be extended below grade. This would
preclude any run-off from Cahoot's Crossin to enter the site
and would have to be drained to the West to the Goodwill Drain.
The Cahoot's Crossin run-off that would be affected is the
approximate 0.3 acre described in "Part 1 and 2 of B. Site

and Major Rasin Description, Page 1 of this report" and
designated as "OF-1" on the Major Basin Map - Appendix B.

The stormwater contributed to the proposed development by the
approximate 0.3 acre vacant land Tying North of the Northeast
property boundary ("OF-2") will be directed to retention
basins by site grading and by the proposed streets.

2. Site

The site is designed to have a series of retention basins (3)
with one detention basin at the Southwest corner of the site.
Stormwater will be directed to these basins by site grading
and by the proposed streets.

It is planned to move the location of the Goodwill Drain from
the end of the 18-inch pipe on 28 1/4 Road at approximately
the Northwest corner of James Park to the point where the
drain intersects the South property line of James Park.

At the present time, this portion of the Goodwill Drain is

an earth ditch and is located in 28 1/4 Rd. right-of-way on
the West side of James Park to a point near the South end of
James Park, then cuts diagonally to the Southeast across part
of the South side of James Park.
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It is planned to construct a concrete ditch within the
property of James Park along the West side to the Southwest
corner of the property, then construct an earth ditch along
the South side of James Park in Gunnison Avenue right-of-way
to the point where the drain now intersects the South side

of James Park. At the request of the Grand Junction Drainage
District, an earth ditch is preferred along the Gunnison Ave.
ROW due to a flat grade and cleaning the ditch with a backhoe
is the most practical way to keep the ditch maintained.

Under the entry street to James Park, the drain will be
piped with reinforced concrete.

B. Maintenance Issues
1. Access

Access to James Park will be from 28 1/4 Road. Access
through the site will be by private paved interior streets
with curb, gutter, and sidewalks.

2. Ownership and responsibility

The proposed development is for a mobile home park and the
ownership and responsibility of the site drainage system,
including the detention basin and the three retention basins
shall be the responsibility of the owner of the park. This
will include access to, grassing of the basins with bluegrass
and mowing of the grass, and in general, maintaining said
basins and drainage system as well as the site itself, in
good condition.

Ownership and responsibility of the Goodwill Drain will be
that of the Grand Junction Drainage District. Easements
within James Park have been given to the drainage district
for maintenance of said drain.

IV. DESIGN CRITERIA & APPROACH
A. General Considerations

1. The Preliminary Drainage Report by Tom Cronk, P.E., dated
October 28, 1995,(Darwin Subdivision Lot 2) is on file with
the City of Grand Junction.

2. A meeting was held on March 18, 1996 between LANDesign (Phil
Hart Group) representing Niagara Village, the Grand Junction
Drainage District, the City of Grand Junction, and the developer
of James Park in regard to designing and installing a storm
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drain system which would intercept storm water from 28 1/4 Rd.
James Park, Niagara Village, and water from the Goodwill Drain
and transport these waters to Indian Wash on the West side of
28 Road.

No immediate or near future considerations to implement said
storm sewer system was concluded at that meeting.

Constraints imposed by the site generally is the capacity of
the Goodwill Drain to discharge any significant amount of
run-off into the drain, therefore, as much retention as
possible has been designed for the site.

Soil Conservation Service data shows the site to be homogen-
eous, i.e, Billings silty clay loam. One percolation test
was done at the site which resulted in a percolation rate

of 22.5 minutes per inch.

B. Hydrology

1.

4. & 5.

The design storm was for a 2-year and a 100-year frequency.
(Appendix E)

The Rational Method was used for determining run-off.

Retention Basin Design Method
The retention basins were sized based on a 100-year event
by the formula:

C100 I x A x 43560 (Appendix F)

12

The value of I was determined from Table"A-2" (Appendix G)
Detention Basin Design Method

The detention basin was sized using the Modified
Rational Method (Appendix H)

Parameter Selection, Analysis and Design Procedures

The Rational Method was used since the site contains
less than 25 acres.
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Run-off factors were based on a density of 7 units
per acre. (Appendix C)
The City of Grand Junction Stormwater Management
Manual (SWMM) of June, 1994 was used as a basis of
analysis, (Reference 1)
C. Hydraulics
A1l site facilities and conveyance elements are designed: i ::
in accordance with the City of Grand Junction as provided in
Reference 1.

V. RESULTS AND CONCLUSIONS

Summary of Run-off Rates

Q cs Q00 cfs
Interior
Historical 1.72 6.2
After Development 3.8 12.0
Exterior
Historical
OF-1 (Cahoot's Crossin) 0.06 0.23
PF-2 (Vacant Land N of NE 0.06 0.23
Corner of James Park)
After Development
OF-1 0.0 0.0
OF-2 ~0.06 0.23

Run-off to Exterior Properties From
James Park = 0

Qutiet From James Park to Goodwill
Drain After Detention = 0.48 cfs
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VI. REFERENCES

1. Stormwater Management Manual (SWMM), City of Grand Junction,
CoTorado, Department of Public Works, June 1994

2. Soil Survey, Mesa County Area, Colorado, U.S. Department of
Agriculture, issued November, 1955.

3. Flood Insurance Rate Man, City of Grand Junction, Colorado,
Mesa County, Community Panel Number 080117 0007 E, Federal
Emergency Management Agency, Map Revised July 15th, 1992.

VII. APPENDICES
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LAND USE OR
SURFACE C ] D
CHARACTERISTICS
6%+ 6%+ 2-6% 6%+ 6%+
UNDEVELOPED AREAS
Bare ground .16-.26 25-35 30- .38 28-.36 36-.44 .40 - .48
22..32 30-.40 37 - .45 35-.43 .40 - 48 .50 - .58
Cultivated/Agricultural 13.23 .16 -.26 21-29 19.27 26-.34 31-39
.18-.28 .22-.32 .28-.36 .25-.33 34-.42 i 41..49
i
Pasture .20-.30 .30 - .40 37-.45 34-.42 44-.52 ! .50-.52
25- 35 37-.47 45-.53 42-.50 .52-.60 1 .62-.70
Meadow .16-.26 25-35 30-.38 .28.36 36-.44 : .40 - .48
22..32 .30 - .40 37-.45 35..43 .44-.52 1 .50-.58
Forest .08-.18 11-.21 d4.22 13-21 16-.24 { .20-.28
A1-.21 14-24 18-.26 16- .24 .20 - 28 1.25-.33
RESIDENTIAL AREAS
1/8 acre per unit 43 ..53 .46 - .56 .50-.58 48-.56 .53 - .61 .57 -.65
.52..62 .55-.65 .59-.67 .57- .65 64-.72 69-.77
1/4 acre per unit 31-.41 34-.44 38-.46 36-.44 41+ .49 .45-.53
.39.-.49 .42-.52 47 - 58 .45 .53 .52 -.60 .§7-.65
1/3 acre per unit 26 - .36 .26 - .39 33-.41 32..40 37-.45 .42 -.50.
35 ..45 .38 -.48 42 -.50 41 -.49 48 - .56 .53 -.61
1/2 acre per unit 2030 24-34 28-.36 27-35 32-.40 37-.45
29..39 32..42 36-.44 35-.43 42 - .50 48 - .56
1 acre per unit .19-.29 22-32 26-.34 25-33 31-.39 35-.43
26 - .36 29-.39 34. .42 32-.40 .40 - 48 46 -.54
MISC. SURFACES )
Pavement and roofs .94 95 94 95 94 95 95
.96 97 .96 .97 .96 .97 .97
Traffic areas (soii and gravel) .60-.70 64-.74 64-.72 67-.75 67-.75 69-.77 75-.83 .77-.85
70- .75 7479 72 -.80 .75-.83 .75 -.83 77 - .85 .82-90 | .84-.92
Green landscaping (lawns, parks) .16-.26 .25-.35 22-.30 30-.38 .28-.36 36-.44 30-.38 |} .40-.48
22-.32 30-.40 .28-.36 37-.45 35-.43 42-.52 40 - 48 .50 - .58
Non-green and gravel landscaping 36 -.46 .45 - 55 42-.50 .50-.58 .48 -.56 .56 - .64 50-.58 { .60-.68
42-.52 .50 - .60 .48 -.56 57- .65 .35-.63 64-.72 .60-.68 | 70-.78
Cemeteries, playgrounds 26 -.36 35-.45 32-.40 .40 - .48 38-.4 46 - .54 40.- .48 | .50-.58
32- .42 40 - .50 38-.46 47 -.55 . .45-.53 .54 - 62 .50-.58 .60 - .68

NOTES: 1.
2.

Values above and below pertain to the 2-vear and 100-year storms, respectively.
The range of values provided allows for engineering judgement of site conditions suc|

h as basic shape, homogeneity of surface type, surface def)resslon stl;raze. and .

storm duration. In general, during shorter duration storms (Tc < 10 minutes), infiltration capacity 1s higher, allowing use of a *C" vaiue 1n the low range. Conversely,

for longer duration storms (T« } 30 minutes), use 2 ""C vaiue in the higher range.
For residential deveiopment at less than 1/8 acre per unit or greater than 1 acre per

SURFACES 1o estimate "C" vaiue ranoes for use.

RATIONAL METHOD RUNOFF COEFFICIENTS

(Modified from Table 4, UC-Davis, which appears to be a modification of work done by Rawls)

unit, and also for commercial and industrial areas, use values under MISC

(o
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L TABLE "A-1" T
INTENSITY-DURATION-FREQUENCY (JDF) TABLE
. 2-Year | 100-Year | 2-Year . | ,100-Year
Intensity | Intensity i Intensity | Intensity
inhr) in/hr
1.95 4,95 0.83 2.15
1.83 4.65 0.82 212
174 4.40 0.81 2.09
1.66 4.19 0.80 2.06
1.59 3.99 0.79 . 2.03
1.52 3.80 0,78 2.00
1.46 3.66 0.77 1.97°
1.41 3.54 0.76 1.94
1.36 3.43 0.75 - 1.91
1.32 3.33 074 - 1.88
1.28 3.24 0.73 1.85
1.24 3.15 0.72 1.82
N 1.21 3.07 0.71 1.79
1.17 2.99 0.70 1.76
1.14 2.91 0.69 1.73
111 2.84 0.68 1.70
1.08 2.77 0.67 1.67
1.05 2.70 0.66 1.64
1,02 2.63 0.65 “1.61
1.00 257 0.64 ~1.59
0.98 2.51 063 1.57
( 0.96 2.46 0.62 1.55
R 0.94 2.41 0.61 1.53
0.92 236 0.60 1.51
0.90 231 0.59 1.49
0.88 227 0.58 1.47
0.86 2.23 0.57 1.45
0.84 2.19 0.56 1.43

R

Source: Mesa County 1994

APPEN
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ii. Percolation tests indicate that it is likely that required retention water can be i oy
[T dissipated within 48 hours (tests must be performed under the dlrectlon of an engmeer : \)
and submitted to the City for review), Lo TR

A A T 3 :
iiil. Soil percolation will not damage nearby structures or facilities (a letter regarding
-adverse impact, if any, and consequent recommendation is required from a

+  geotechnical engineer, and must be submitted to the City for review), and

'
IR T

iv. The retention pond must have a minimum size such that overflow occurs only after
the generated runoff has subsided to undeveloped flow rates for the 100-year event.

2.  Overflow Capacity Retention basins need not be sized to contain the full 100-year runoff
generated on a site. A reduced storage volume may mitigate the developed peak runoff and
not overflow until the developed runoff generated has subsided to QMAX, which is the
historic peak runoff rate Q, 4y, minus direct runoff which bypasses the retention basin, Qb.

3. Total Retention (Without Overflow) The largest storage volume requirement is when
a retention basin is used without overflow. The advantage of this type of retention basin
over an ovetflow type is that normally a Drainage Report would not be required. The only
need for drainage calculations beyond the simple volume equation would be if they were
necessary to adequately size on-site conveyance facilities. Also, with 100% retention of the
100-year storm runofl, spillway requirements are minimized. -

The volume to be stored is simply the total 100-year, 24 hour rainfall precipitation, which = ./
is 2.01 inches or 0.17 feet for the Grand Valley, times the site area, times the 100-year
developed runoff coeflicient. In equation form, the volume is

V = P100y g X A X Cippa

vfth) = 2017 AREA FTrY)xcC
12 100d

4. Partial Retention (With Outflow) If a retention basin is designed to overflow at the rate
of QMAX in the 100-year storm event, the required volume is less than that required for
total retention. However, additional drainage calculations are required, although not -
extensive. Also, with planned overflow, normal spillway design and erosion procedures are
necessary. ' ‘ R

The procedure is to determine at what time the developed condition runoff has subsided
to the historic peak rate. This can be done by setting Q = CIA to the historic 100-year peak
runoff rate. The acreage does not change, only the runoff coeflicient "C". To offset the
increase in "C", the intensity "I" must decrease, which has a corresponding critical time of
duration Td. Use of Modified Rational Mcthod principles then allows direct cqlculatlon of
the volume. The procedure is systemiz~! k~1-~- {\J

JUNE 1994 APPENDIX F VII-13



Basin Average Total Storm Precipitation When using SCS rainfall distributions which are -

based upon a percent of rainfall, a basin average total precipitation depth is required. These
same depths may also be used to calculate volume of runoff for total retention (see Section
VIU and Appendix "N"). Depths for various storm durations for various frequencies (known
as Depth-Duration-Frequency, or DDF) are provided in Table "A-2". '

TABLE "A-2"
DEPTH-DURATION-FREQUENCY (DDB)
FORTHE GRAND VALLEY

Storm Duration Frecipitation Depth (inches)
(1lours) 2-Year Storm 100-Year Storm

2 0.42 ‘ 1.40

6 0.55 =~ 1.56
24 0.70 2.01

Source: Mesa County 1992

Area Rainfall Depth Reduction Curves The larger the watershed area, the less likely that
the same level of intensity will be constant spatially. Curves have been provided which allow
reduction of the values provided in Table "A-2" for larger watersheds. These have been
reproduced and are provided in Figure "A-1".

SCS Rainfall Distribution Rainfall distributions have been developed by the SCS for several
stotm durations. The information is usually provided in "S" curve forin, showing the percent
of total precipitation depth at a given time. In HEC-1, data is entered either on PI or PC
records; that is, incremental precipitation or cumulative precipitation. The data are based on
increments of time which are specified on the "IN" record "JXMIN" parameter. Since the
rainfall distribution data will most likely be used as tabular input into a computer file,
information from curves has bene converied to a tabular cumulative precipitation versus time
format. Additionally, it is presented in a way that may be directly inserted into a HEC-1 free

format input file. The SCS rainfall distribution data is provided in Table "A-3".

JUNE 1994 APPENDIX G A-3
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The ominous looking but simple equations, modified to incorporate Grand
Valley IDF data prepared by Ilenz Meteorological Services (Mesa County
1991), are presented below. : :

L

16[00

lleO

Q

i

i

i

( 0.8 v
633.4C A
- - 15.6
QrTe, .
1701 At A
| BL.2C,A
([ 2ca (M
-17.2
Qr? Te, ‘
Qr - ———=
\ 213 C,A

Intensity at Ty, (approximately 40.6{[,, + 15.6)
Intensity at T, (approximately 106.5/(1 00 + 17.2)
CaAl,

Te/1c,

60 [Qu14-QrT-Qric,t KQricy/2+Qr¥lc/(2Qy)]

Time of critical storm duration, minutes; -

Runolf coellicient; _

Areain actes; P
Detention pond average release rate, cfs (Note that this will
not likely be the histotic rate Qh; nor even Qinax);

Time of concentiation, minutes;

Intensity at T, inches per hour;

Runoff rate at T, cfs; -

Ratio of pre- and post-development Tc; and

Storage volume in ft’,

-

The meaning of subsciipts uscd are as follows:

2 = 2-year stotm condition,
100 = 100-year stotm condition;

h = historic condition; and

d = developed condition,

APPENDIX H JUNE }994



"n" VALUES

[
i

~ VIL HYDRAULICS -

Manning "n" value selection may be from information provided in Appendix "F" or from other . -

- sources, provided that they are selected and used in accordance with procedures and guidelines - -

presented in Appendix "E". 1t is recommended that Appendlx "F" be read pnor to selectlon of . e
"n" values from other sources. , EU iR e i :

. . i
s . S T
LN BN AV AT A
AN i BV

STREETS, CURBS, AND GUTTERS : EUC RLIALIRNE

1.  Hydraulic Calculations Use of Manning's modified equauon is requlred for calculatmg
flow on street pavement. The equation is:

Q = 0.56(Z/n)S 342 .

Where:

Q Flow rate in CFS; 9

zZ = Inverse pavement cross slope, ﬂ/ﬂ

n = Manning's "n" value; o (.
S = Longltudmal slope of the street or gutter VR, and C ' )
d - Depth of gulter flow in feet. ‘ :

2. Two-Year Runoff l)esign Criteria

a. Runoﬂ' shall not overtop cubs nor extend outsxde of the street section.

ML il

[T D
i § B ; §

b.  The maximum depth of flow in valley pans and gulters is 6 inches.

c¢. No backup from detention/ietention facnhtles into streets is allowed )
d.  Collector roads shall have at least one 8-foot wide traffic lane in each direction °
remaining free of inundation. ' e
' RS IRt
e.  Arterial roads shall have at least one 8-foot wide traflic lane in each direction and
the center turning lane remaining free of inundation. ‘
‘ P

A

3. 100-Year Runoll Design Criteria

a.  The maximum depth of flow in streets is 1.0 feet.

b.  No backup from detention/retention facilities into streets is allowed. =~ - S
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JAMES PARK FINAL PLAN

#FP-96-55 / REVIEW COMMENTS ON RESUBMITTAL /PAGE 1 OF 1

COMMENTS ON RESUBMITTAL:

CITY DEVELOPMENT ENGINEER 4/30/96

Jody Kliska 244-1591

1. Does the estimate from Parkerson for curb and gutter include the sidewalk and handicap ramps?

2. Will the mobile home sites be graded to drain to the proposed retention ponds?

3. The easement for the relocated Goodwill Drain must be recorded. As this parcel is not being platted,
a separate easement must be prepared and recorded.

4. What is the proposed pavement design for the internal streets?

5. The Goodwill Drain appears to be running at 4+ cfs, but the design for concrete ditch was done for

I cfs. The ditch appears to be undersized.
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Proposed wording on a deed of conveyance:

All property within Lot 2, Darwin Subdivision, except that located underncath a mobile home or
other structure, granted to Public Service CnmpanyAfor 8 utility casement.
' *

NOTE: this may be worded a little different since its not on a plat. | haven’t had time to review it with the
City Atomey. But please review and comment,

Fax corrections back to Bill Nebeker at 244-1599. Questions? call me at 244-1447

E_ -9 T:30Am TO: Bill Nebexer
. From: John Salazar
Bl
Wording looks veal geod... % Should add
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" 284 o pRESSEP



RECRIVED GRAND JUNCTION
PLANNING DEPARTMENT

DATE: May 2, 1996 bt 07 e
TO: John Ballagh @\)
FROM: Bill Nebeker
SUBJECT: Grading & Drainage Plans &*epeﬁ-fer&amesm_uj
Park
FILE #: FP-96-55

Attached are plans you requested for James Park Mobile Home
Park. Please call me at 244--1447 or Jody Kliska at 244-1591, or
Wayne Lizer if you have any questions. Return any comments you
have to me. Thanks.
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May 3, 1996 City of Grand Junction, Colorado
’ 250 North Fifth Street
81501-2668

FAX: (970)244-1599

Ward Scott

REMAX 4000, Inc.

1401 N. Ist Street

Grand Junction, CO 81501

Dear Ward:

Jody had the following comments unresolved comments for James Park. Please also note
that John Ballagh from Grand Junction Drainage District is in the process of reviewing
the grading and drainage plans. His comments will be submitted to when they are
available.

1. Does the estimate from Parkerson for curb and gutter include the sidewalk and
handicap ramps?

2. Will the mobile home sites be graded to drain to the proposed retention ponds?

3. The easement for the relocated Goodwill Drain must be recorded. Staff
recommends that a plat be prepared for all necessary easements.

4. What is the proposed pavement design for the internal streets?

5. From a site visit on 5-2-96, the Goodwill Drain appeared to be running at 4+
c.f.s.. The design for the concrete ditch was done for 1 c.f.s. The ditch appears to
be undersized. Corrections are required.

Earlier this afternoon I FAXED a copy of an addendum to the James Park staff report.
These changes are a result of feedback from the County Building Department and other
staff that I was unable to contact prior to writing the report. Please make this letter and
the addendum available to John Davis since I don't have his FAX number and a letter
may arrive too late. Please call me at 244-1447 if you have any questions.

Sincerely,

200, NodA-

Bill Nebeker
Senior Planner

(g)g Printed on recycled paper




w -

STAFF REVIEW - PLANNING COMMISSION

FILE: FP-96-55

DATE: May 7, 1996
STAFF: Bill Nebeker

REQUEST: Final plan approval> for a 55 space mobile home park
LOCATION: Northeast Corner 28 % Road & Gunnison Avenue
APPLICANT: John Davis

EXECUTIVE SUMMARY: Applicant requests to construct a 55 space mobile home park with
RV storage and a park on a 8 acre parcel. Council and the Planning Commission have previously
approved the zoning and preliminary plan for this site. Interior streets and utilities are private.
An engineered noise wall is proposed adjacent to Cahoots Nightclub. Some technical issues of
the site have not been resolved.

EXISTING LAND USE: Vacant

PROPOSED LAND USE: 55 space mobile home park

SURROUNDING LAND USE: North: Commercial
East: Mobile Home Park
South: vacant
West: Manufactured Home Subdivision

EXISTING ZONING: PMH (Planned Mobile Homes)

SURROUNDING ZONING: North: C-1&C-2
East: Cc-2
South: I-1
West: PR 5.8

RELATIONSHIP TO COMPREHENSIVE PLAN: The preferred alternative for the Growth Plan
(Concentrated Urban Growth) shows Residential Medium-High (8-11.9 dwellings per acre) for
this site. 6.7 units per acre are proposed for this site.

STAFF ANALYSIS: The applicant proposes to construct a 55 space mobile home park on a 8
acre parcel. The park is located within the existing lot 2 of Darwin Subdivision, on the east side
of 28 4 Road, south of North Avenue. No further subdividing or individual lot sales is proposed.



Site Layout

The applicant has submitted a plan with a revised street layout. Preliminary approval of the park
allowed this revision. The applicant has taken this option for several reasons. The new layout
takes into consideration the Gunnison Avenue right-of-way which was originally proposed to be
vacated but denied by Planning Commission. Also the park/open space was moved to a location
near the Cahoots nightclub to act as a partial buffer from the noise. The new street layout takes
these changes into consideration while losing only one mobile home space. The new layout
provides more safety. Since the streets are intended to be privately owned and maintained, the
narrower width was preferred by the applicant. The streets and cul-de-sacs meet the minimums
required by the Fire Department.. All streets are designed with sidewalk curb and gutter. All
water and sanitary sewer lines are also private

Proposed carports have been eliminated from the site plan, due in part with a site visibility
conflict with the sidewalk and particularly at intersections. Two spaces are provided for each
mobile home space, with visitor parking off the cul-de-sacs. No parking will be allowed on the
street due to its narrowness. The site plan shows a typical space with off-street parking, park
provided landscaping, and a shed. The following setbacks apply to this development:

Front - 10’ from back of sidewalk
Side - 26’ between trailers

Rear - 10’ between ends of trailers
Perimeter Street - 15°

Perimeter non-street - 12’

These setbacks meet the Uniform Building Code for separation between structures. The
perimeter non-street setback should be changed to 15 feet since the park is surrounded by a 15°
utility and irrigation easement and no dwellings are allowed in this easement anyway. Street
lighting typical of standard subdivisions will be installed in the park.

Easements over the internal street system will be required for public services such as postal
service, trash collection, fire, police, emergency vehicles and the City of Grand Junction. These
easements may be dedicated by a deed of conveyance since a final plat is not proposed. Public
Service Company also requires a blanket easement over the entire site for service lines to each
space.

Landscaping Plan

The submitted landscaping plan shows a 10 foot wide landscaped strip along the perimeter of the
park adjacent to rights-of-way. The strip includes grass and trees spaced 40 feet apart. Since
these trees and landscaping are located in the 15 foot drainage and utility easement, there may be
some conflict with the relocated Goodwill Drain. The applicant will be required to submit a
section drawing showing where the landscaping will be planted in relation to the Goodwill Drain,
any other drainage facilities and utilities. Trees within the park interior are also encouraged. The
Gunnison Avenue landscaping may be deferred until Gunnison is constructed.



Drainage

The Goodwill Drain, which cuts through the southwest corner of the site will be vacated by
separate application, and rerouted along the perimeter of the site. An adjacent utility and
irrigation easement is also to be vacated. The site plan must be revised to show that these
easements have been vacated, or mobile home spaces removed from this area. Three retention
basins and one detention pond are being provided in the park. The final grading and drainage
plan has not been reviewed or approved by the Grand Junction Drainage District. Final approval
of the plan will be contingent on this approval.

Noise Wall

A 9.5 foot high noise wall is proposed between the mobile home park and Cahoots Crossing
nightclub to the north and west per conditions of preliminary approval. The applicant has
submitted a study by David L. Adams Associates, Inc., Consultants in Acoustics and Performing
Arts Technologies. The report is signed by Jeffrey Kwolkoski P.E. The report proposes a 12
foot high fence to achieve 50 dBA at 25 feet from the property line or a 9.5 foot high fence to
achieve 50 dBA at the nearest dwelling which is 95 feet from the property line. (See attached
noise study for more information). Three construction types are proposed: 1- concrete masonry
units (CMU), 2- a free-standing transportation noise barrier, or 3- a wood barrier with wood
battens used to cover the space between pickets and the pickets extended into the ground. The
applicant has chosen the third type at 9.5 feet high. Staff has talked with the consultant who
states that this design has been used for noise buffering in the Denver Metropolitan area with
good results.

Staff has not requested a second opinion on the submitted sound study, nor do they have the
expertise to assure that the proposed wall will work as designed. However staff has the
following reservations with the wall as designed:

e Cahoots nightclub is approximately 12 feet high and the height of windows in the mobile
homes in the park will be about 11 feet high. The noise wall is only proposed for 9.5 feet
high. It is unknown if the minimum wall height recommended by the study took this into
account.

o Staff has reservations that a wood noise wall can be maintained long term to provide a
sufficient noise barrier. The pickets of the fence will be buried 6 inches underground. This
fence is located in an area where Cahoots owner has stated that water puddles. The buried
pickets may rot out over time and have to be replaced. Boards may also crack or warp. A
block wall or free standing noise barrier may be more economical in the long run for
providing an adequate noise barrier.

The applicant will be required to maintain the erected noise wall as long as there remains a noise
conflict between the two uses.

STAFF RECOMMENDATION: Staff recommends approval of the final plan with the following
conditions.



10.

11.

12.

\ 4 -’

. The noise wall shall be erected per submitted engineering plans (9.5 feet high, wood

fence design) unless otherwise required by the Planning Commission. The wall shall be
properly maintained by the owner of the mobile home park to provide an adequate noise
barrier between Cahoots nightclub and the mobile home park. Maintenance shall include
regular graffiti removal, if necessary. No homes shall be moved onto the site until the
noise wall has been constructed.

Revise the site plan showing the vacation of the 15’ utility and irrigation easement and
50’ ditch easement along the southern portion of the site.

Change perimeter non-street setbacks to 15 feet.

Place a note on the site plan that states that no parking shall be allowed on either side of
the streets. No parking signs shall also be erected along the streets at various locations.

The dumpsters located in the cul-de-sacs shall be screened with a 6° high sight obscuring
fence.

Prior to final plan approval, submit a section drawing showing where the landscaping will
be planted in relation to the Goodwill Drain, any other drainage facilities and utilities.

Landscaping as shown on the approved landscape plan shall be installed within one year
of construction of Gunnison Avenue.

Per preliminary approval, the lease agreements for the mobile home park shall contain a
notice that warns persons of the noise generated from Cahoots.

The applicant shall prepare instruments for recordation for providing easements on the
park roads for ingress/egress to the leasees of the park. their guests and invitees, and also
for use by public services, including but not limited to , postal service, trash collection,
fire, police, emergency vehicles, and the City of Grand Junction. The exact wording of
the easement to be determined.

The applicant shall prepare an instrument for recordation to provide an easement for
Public Service Company to service the site with electric service. Wording of the

easement to be determined.

The grading and drainage plan for the site shall be reviewed and approved by the Grand
Junction Drainage district prior to final plan approval.

A $12,375 Open Space fee is due prior to final approval. Other fees may also apply.
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RECOMMENDED PLANNING COMMISSION MOTION:

Mr. Chairman, on item 96-55, I move that we approve the final plan for James Park, a 55
space mobile home park within lot 2, Darwin Subdivision, with the conditions in the staff
recommendation.
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DAVID L. ADAMS ASSOCIATES, INC.

02

A Consudtants in Acoustics and Performing Arts Technologies A

March 1, 1996

Mr. Ward Scott

RE/MAX

1401 North 1st Street

Grand Junction, Colorado 81501

Dear Ward: {

i
Based on the plans and information we have reéewed we have compiled several
recommendations to attenuate excessive nmﬁ cls produced by the cxisting mghtclub
Cahoots, on Lot 1. OQur recommendations are based on estimated noisc levels produced
the nightclub based on historical data from sxmllar projects we have worked on in the past.

1.0  Noise Regulations

The only noise ordinance which may be applicable for the new mob:le\ home park of which
we arc aware is set forth in Article 12, Noise Abatement, of the Colorhdo State Statutes
copy of the ordinance is enclosed for your information. The follow: ng table indicat
maximum allowable sound levels established by the ordinance at 25 feet from the P operty

line of the zones listed. | ’
7:00 am.to | 7:00 pm to )
Zone next 7.00 pm next 7:00 am |
{ ' ' i
Residential 55 dB - 50 dBA
Commercial 60 dB 55 dBA
Light Industrial 70 dB 65 dBA
" Industrial 80 dBA 75 dBA

The recommendations that follow are designed to maintain a maximum allowable noise jevel
of 50 dBA at 25 feet south from the South wall of the nightclub. The ncarest dwelling mt
to be approximately 95 feet from the southern property line of Lot 1. .

2.0 Recommendations

1701 BOULDER STREET
DENVER, COLORADO 80211
3037455-1900

A
f

I

‘?
4
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Mr. Ward Scott
March 1, 1996
Page2

Based on similar past projects, we estimated the average noisc level at 10 feet from the
nightclub to be 65 dBA, with a maximum level of 72 dBA at the same distance. It is our
understanding the nightclub is constructed of masonry units.

To control the noise from the nightclub, we recommend constructing a barrier between the
nightclub and the dwelling units, The barrier should prevent a direct line of sight betwecn all
~of the nearest dwelling units and the nightclub property since potentiat noisc sources could
exist in the nightclub’s parking lot in addition to the noise coming from the nightclub itself.
Therefore, the barrier should be constructed along the eastern and southern property lines of

Lot 1. By constructing the wall as close as possiblé to the property lirle, i.b. as close as ! ‘
possible to the source, the barrier becomes more effective at attenuating noise.

Ideally, the barrier should be a minimum of 12 feet in height to maintain 4 maximum noise
level of 50 dBA at 25 feet from the property line. We have assumed based on the drawings }
that the property between Lots 1 and 2 is rela?vcly flat, »

[

At the request of the client, we have also calculateli the necessary height of the barrier based
on maintaining a maximum noise level of 50 ¢ Aett the nearest dwelling unit to Lot 1, which
is to be 95 feet from the property line. Using this criteria, the barrier should be a minimum
of 9 feet-6 inches in height.

i ! /
The barrier may not be able {0 maintain 50 d IA at the nearest dwelling unit due to typical
maximum noisc levels from the nightclub property. Typically these maximum noisc levels
are crcated by short duration events, such as c?r horn blasts, a car door slamming, cars
starting, etc.

We recommend the following options for fhe construction of the barrier.

1. Construct the barrier with concrete masonry units. ' | (
_ | o
2. Creatc the barrier Wii] a free-standing transportation noise barricr, such as the ' ‘.
Type FS Transportation Noishield Sound Barrier as manufactured by IAC Fsce

enclosed product literature). {The bartier's absorptfve side should faccthe !

nightclub. | . :

|

3. Construct the barrier of wood as shown in Figure 1. Wood battens should be
used to cover the space between pickets, and the pickets should extend into th

ground.

It is important that there be no holes or gaps in th fer!cc construction for proper
performance. r S B

\

N




83/081796 10: " & 383 455 9187 AMS ASSOC 04

\ 4

Mr. Ward Scott
March 1, 1996
 Page 3

If you have any questions about our recommendations, please call.

Sincerely, .
. Sean Connolly Jetfrey P. Kwolkoski, P.L.
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ADDENDUMT

FILE: ~ FP-

DATE: May 7, 1996

STAFF: Bill Nebeker

REQUEST: Final plan approval for a 55 space mobile home park
LOCATION: Northeast Corner 28 ¥ Road & Gunnison Avenue
APPLICANT: John Davis

EXECUTIVE SUMMARY: The following addendum is be attached to the Final Staff Report for
James Park Final Plan. Some of the information contained in this report was not available when
the original report was written. Pages 2 and 3 identify the reason for the recommended changes
to the noise wall.

Staff recommends the following changes to the submitted staff report:

A. Change condition #1 to the following:

1. A 12 foot high noise barrier, designed and constructed in accordance with the
specifications contained within the David L. Adams Associates recommendation, shall
be built within 6 feet of the south and east property line of Cahoots nightclub. The barrier
shall be designed to meet requirements of the Uniform Building Code and shall be
stamped by a professional engineer. Appropriate wind load and structural calculations
shall be submitted with the plan. All wood used for the barrier shall be treated fir,
redwood, or an approved equal. An approved equal must be approved prior to obtaining
a building permit for the fence. The City may require the applicant to submit certification
that verifies that the “approved equal” will be an acceptable alternative.

B. Delete condition #2. The applicant has shown that this easement will be vacated.

C. Change condition #7 to the following:.

2. An improvements guarantee or some other type of acceptable guarantee such as a
power of attorney, shall be submitted for the landscaping adjacent to Gunnison Avenue to
guarantee its installation when Gunnison is improved.

D. Replace condition #11 with the following: An equivalent amount of landscaping shall
be planted at the entrance to the park in exchange for the landscaping lost where the
southwest cul-de-sac is located in the 10 foot perimeter landscaping area.



Noise Wall

Condition #7 of preliminary plan approval required the following:

“A wall shall be constructed on the property lines adjacent to Cahoots nightclub, designed to
provide an adequate sound barrier between Cahoots and James Park and to meet requirements of
the Uniform Building Code (UBC). The wall shall have an appropriate setback from 28 1/4
Road. The final determination as to whether the design of the proposed wall will provide an
adequate noise barrier between the uses will be determined at the time of Final Plan approval.”

The applicant contracted the services of David L. Adams Associates, Inc., a consultant in
acoustics and performing arts technologies in Denver, to provide design criteria for the noise
wall. The consultant cited 25-12-101, CRS et seq as the only noise ordinance with sets objective,
measurable standards, which is applicable for Cahoots and the mobile home park. Article 12
applies to home rule cities as a minimum. The city could, but has not, adopted more stringent
standards. The only other ordinance that applies is Section 5-1-1 of the Zoning and Development
Code which is much more subjective. It states that, “...noise... shall be effectively confined to the
premises where located, or effectively minimized so as not to be injurious or detrimental to the
adjacent uses, neighborhood, or general public.”

25-12-103 states the following as it pertains to the applicant’s proposed noise wall”

“...Sound levels of noise radiating from a property line at a distance of twenty-five feet or more
therefrom in excess of the db(A) established for the following time periods and zones shall
constitute prima facie evidence that such noise is a public nuisance:

Zone 7:00 a.m. to 7:00 p.m. to

next 7:00 p.m.. next 7:00 p.m.
Residential 55 db(A) 50 db(A)
Commercial 60 db(A) 55 db(A)
Light Industrial : 70 db(A) 65 db(A)
Industrial 80 db(A) 75 db(A)

The consultant recommended a barrier a minimum of 12 feet in height to maintain a maximum
noise level of 50 db(A) at 25 feet from the property line; or a barrier of 9.5 feet in height to
maintain a maximum noise level of 50 db(A) at 95 feet from the property line, which is the
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location of the nearest dwelling. The applicant has proposed a barrier 9.5 feet in height, which is
substandard to meet the requirements of state statute. A 12 foot high barrier is necessary. By
providing a 12 foot high barrier AND a 95 foot setback (imposed as a condition of preliminary
approval) the applicant is exceeding the requirement for an effective noise barrier.

Preliminary plan approval required that the noise wall meet requirements of the Uniform
Building Code. The plan submitted by the applicant was prepared by a civil engineer but was
not stamped and provided no calculations on wind load (70 mph) or structural requirements. The
County Building Department requires that the fence detail be stamped by a professional engineer,
with these specifications provided before a building permit for the wall is approved.

The consultant’s study (David L. Adams Associates) specified that the acceptable wood for the
fence be redwood or fir. Notes on the fence detail states that, “All wood shall be fir, redwood, or
approved equal.” An “approved equal” must be approved prior to obtaining a building permit for
the fence. The City may require the applicant to submit certification that verifies that the
“approved equal” will be an acceptable alternative.

final revision, 5-7-96



RECEIVED GRAND JUNCTION |
May 9, 1996 PLANNING DEPARTMENT

MAY 09 fawi

Mr. Bill Nebeker
Development Department
City of Grand Junction
Grand Junction, CO 81501

HAND DELIVERED
RE: JAMES PARK
Dear Mr. Nebeker,

Please accept this notice for Mr. Davis who wishes to appeal to the City Council the Planning
Commission’s condition for final approval of James Park, specifically the requirement for
masonry or concrete construction of the sound barrier wall..

Sincerely,

A5

Ward Scott
Broker Associate
Representative for John Davis

REMBX 4000, inc.

1401 North 1st Street

Grand Junction, Colorado 81501
Phone: (970) 241-4000

Fax: (970) 241-4015

Each Office Independently Owned and Operated
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May 20, 1996

Mr. Bill Nebeker
Development Dept.
City of Grand Junction

RE: File FP-96-55 James Park

Dear Mr. Nebeker,

Please withdraw my appeal of the Planning Commissions conditions
for James Park.

Thank you.

Sincerely,

Ward Scott for John Davis

WS:rs

REMEX 4000, Inc.

1401 North 1st Street

Grand Junction, Colorado 81501
Phone: (970) 241-4000

Fax: (970) 241-4015

Each Office Independently Owned and Operated




RECHIVED GRAND JUNCTION
PLANNING DEPARTMENT
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BT MAY Z4 1930 Dave Anderson
Cahoots Crossin’

490 28 1/4 Rd.

Grand Jct. Co. 81501

Bill Nebeker
Community Development
250 North 5th St.
Grand Jct. Co. 81501

May 23, 1996

Dear Bill,

Now that the dust has settlied with James Park, I would like
to review all of the issues discussed and make sure that I
correctly understand everything that has transpired.

The Sound Barrier

The barrier is to be constructed out of concrete masonry
units or poured concrete and will be a minimum finished
height of 12 feet. It will be constructed and engineered to
meet all requirements of the Uniform Building Code. The
finished wall is expected to prevent the noise of the
nightclub from disturbing the residents of James Park and
render acceptable noise levels in accordance with all state
and local statutes and ordinances. Maintenance of the
barrier shall be the sole responsibility of the park owner
and will be preformed in a timely and expedient manner,
including all graffiti removal. The set back for the barrier
shall be a maximum of 6 feet from the north boundary of the
park.

The following are issues that remain vague and I would
appreciate having the final detail and decision on the
following items.

1. What will be the final appearance of the wall?
2. Will the wall be built on an embankment?

Notice contained in the lease.

A notice shall be included in all lease and rental agreements
for James Park. This notice shall state that the adjacent
property is a nightclub and that noise from the business and
traffic can be expected during its business hours.

I was supposed to receive a copy of this notice for my
approval and as of this letter I have not received anything.

Other conditions

Dan Wilson was supposed to send me a copy of the letter to be
included in our Liquor License file dealing with the issues
addressed by the City Council, I have not received that copy




as yvet. If vou prefer I can contact him directly regarding
this issue.

Please include any other pertinent conditions or issues that
I may have failed to addressed relating to Cahoots.

Bill, I would appreciate it if you would respond to these
issues in writing so that I can include it in my file. Thank
vou for all of your assistance through this ordeal and your
attention to the above matters.

Dave Andé¢rsgn
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May 29, 1996

Ward Scott

REMAX 4000, Inc.

1401 N. 1st Street

Grand Junction, CO 81501

RE: James Park Easement Vacation
Dear Ward:

First reading of the ordinance for the above referenced vacation has not been scheduled
for the June 5, 1996 City Council hearing. I felt that a meeting with John Ballagh of the
Grand Junction Drainage District, Jody Kliska, yourself and myself was necessary prior
to scheduling the vacation for first reading. I would hope that some of the issues listed
below could be resolved at the meeting. Please call me on Thursday (5-30-96) at 244-
1447 and let me know when you will be available for a meeting with John sometime next
week.

The issues that need to be resolved before the easements can be vacated are summarized
below.

1. Approved plans from GJDD and City for relocation of Goodwill Drain. John
Ballagh’s 5-2-96 comments required the drain to be farther south to accommodate
a 20’ wide ditch maintenance road on both sides of the open drain. To date these
plans have not been revised and approved.

2. Warranty deed with new easements must be ready for recordation. New
easements must be reviewed by City and GJDD and revised by applicant. Some
changes are required.

3. Section drawing must be submitted for review and approval by City and GIDD
for landscaping adjacent to the Goodwill Drain. (Condition #5 for final plan
approval.)

4, Utility Coordinating Council (UCC) must approve the vacation. UCC approval is

pending dedication of easement for Public Service to service site with electricity.
This new easement is in addition to the 15° easement being dedicated as part of
the vacation. Applicant has not indicated how this easement will be dedicated -
by deed or plat.

NS 7 et .
Sincerely, W Wil e QR (S0 huiveon

6&% N'U{»(ﬁ_, EILDANTS T Do 1 vy >

Bill Nebeker
Senior Planner



May 30, 1996 . .
/ Grand Junction Community Development Department

Planning « Zoning « Code Enforcement
250 North Fifth Street
Grand Junction, Colorado 81501-2668

Dave Anderson (970) 244-1430 FAX (970) 244-1599

Cahoots Crossin’
490 28 1/4 Road
Grand Junction, CO 81501

Dear Dave:

Attached is a copy of the final Planning Commission decision for the James Park Mobile
Home Park. In reply to your letter dated May 23, 1996 please be advised of the
following.

The appearance of the wall will not be known until plans are submitted by the applicant
for final approval. Also not known is if the wall will be built on an embankment.
Although the wall may have an earthen berm around its base, the wall structure would
still have to be embedded in the ground to support itself. I will notify you when the final
plans are submitted and you may review them if you desire.

As shown on the attached final decision, you will also be given the opportunity to review
the wording in the leasing agreements for the park. None has been forwarded to you to
date because I’m sure the applicant is not that far along in the process.

I have forwarded a copy of your letter to Dan Wilson regarding the letter for the liquor
license file. I know he’s working on it because he asked me for my comments. If you
don’t hear back from him shortly I suggest you contact him directly.

1 will be working closely with the applicant to assure that the conditions required by the
Planning Commission are satisfied. I will apprise you of further developments as they

arise on the wall issue as they may affect or you may contact me periodically if you wish.

If you have any quesﬁons concerning this letter pleasé call me at 244-1447.

Sincerely,

N SNTINV/.

Bill Nebeker

‘Senior Planner

PR Dttt 2o
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separation of landscaping and drain - how far? Inset to be shown on landsca:anlgL AVRSLE
plan.

20’ access road on both sides of drain - along 28 1/4 and Gunnison or just
Gunnison; if so, how will landscaping work?

If Gunnison is approved in the future, where will the drain go? R
. ~ ?
Have drain relocation plans been approved?™ ch' q\ﬂ)? Q’,J VO‘
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GJIDD to review dedication of new easement , 13 /b\@ © %
5)
<

Is a development improvement agreement needed to guarantee relocation of the
drain? (If not, will GJDD sign a letter stating that one is not necessary?)

7. Q@E%E?ing and drainage plan revisions, must be approved by GJDD as well as City (S

8.

document needed from GJDD agreeing to vacation of drain 0 K
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STAFF REVIEW - CITY COUNCIL REPORT - JULY 17, 1996 HEARING

FILE: VE-96-89
DATE: July 10, 1996
STAFF: Bill Nebeker

REQUEST: To vacate and relocate a 15 foot utility and irrigation easement and 50 foot Grand
Junction Drainage Ditch right-of-way (Goodwill Drain) '

LOCATION: Northeast Corner 28 %4 Road & Gunnison Avenue

APPLICANT: John Davis

EXECUTIVE SUMMARY: The applicant requests to vacate two easements to accommodate the
proposed James Park Mobile Home Park. The easements will be rededicated, as necessary, in an
alternate location and drainage facilities relocated at the applicant’s expense. Final plans for the
relocation of the drain are subject to approval of the Grand Junction Drainage District.

EXISTING LAND USE: Vacant

PROPOSED LAND USE: 55 space mobile home park

SURROUNDING LAND USE: North: Commercial
East: Mobile Home Park
South: vacant
West: Manufactured Home Subdivision

EXISTING ZONING: PMH (Planned Mobile Homes)

SURROUNDING ZONING: North: C-1&C-2
East: C-2 '
South: I-1
West: PR 5.8

RELATIONSHIP TO COMPREHENSIVE PLAN: The preferred alternative for the Growth Plan
(Concentrated Urban Growth) shows Residential Medium-High (8-11.9 dwellings per acre) for
this site. 6.7 units per acre are proposed for this site. '

STAFF ANALYSIS: The applicant requests to vacate a 15 foot wide utility and irrigation
easement that cuts through the southwest corner of the approved James Park - Mobile Home
Park, located at the northeast corner of Gunnison Avenue and 28 1/4 Road. There were no
utilities found in the utility easement. Public Service Company has requested that a utility



easement be provided in an alternate location to service homes located in the interior of the park.
Vacation of these easements are contingent upon rededication of new easements.

A 50 foot wide ditch containing the Goodwill Drain is also requested to be vacated. Originally it
was proposed to relocate this ditch along the south side of the property, in the Gunnison Avenue
right-of-way. Currently Grand Junction Drainage District and the applicant have agreed to work
together on a plan to divert the ditch to continue south along 1/4 Road. The ditch would also be
placed underground. A new easement may be necessary along a portion of the west property
line. Grand Junction Drainage District requires that the ditch be relocated wholly at the expense
of the developer. The developer may pay the District to relocate the drain or have it done by
private contractor, subject to District acceptance of plans and specifications and inspections. All
plans and specifications will be approved before second reading of the ordinance to vacate the
easement. A revised ordinance will also be submitted showing Grand Junction Drainage
District’s concurrence with the vacation of their easement.

The proposed vacations are in compliance with the established vacation criteria as specified in
Section 8-3 of the Zoning and Development Code, including the following:

8-3-1 LANDLOCKING - The proposal does not land lock any parcel of land.

8-3-2 RESTRICTIVE ACCESS - The proposal does not restrict access to any parcel of land.

8-3-3 QUALITY OF SERVICES - The proposal has no adverse impacts on the health, safety,
and/or welfare of the general community. It does not reduce the quality of utility services
because easements will be rededicated in alternate locations to accommodate needed utilities to
serve adjacent properties.

8-3-4 ADOPTED PLANS & POLICIES - The proposal does not conflict with adopted plans
and policies.

8-3-5S BENEFITS TO CITY OR COUNTY - The proposal benefits the City indirectly by
allowing for better efficiency of land area within the mobile home park. At least four additional
spaces are gained with the relocation of the easements. Mobile homes parks provide affordable
housing alternatives in Grand Junction.

At their May 7, 1996 hearing, the Planning Commission recommended approval of this easement
vacation with the following conditions: :



1. The applicant shall submit plans for the relocation of the Goodwill Drain to the City and
Grand Junction Drainage District for review and approval prior to vacation of the
easement. A development improvements agreement shall be filed, guaranteeing the
relocation of the ditch prior to vacation.

2 The applicant shall submit deeds of conveyance for the relocation of the easements.

RECOMMENDATION:

Staff recommends that the Planning Commission’s decision be upheld and the attached
ordinance be adopted vacating these easements.



PLAT DETAIL

THESE EXISTING EASEMENTS WILL BE VACATED AND THEIR FUNCTIONS
RELOCATED TO A NEW EASEMENT TO BE LOCATED ALONG THE WEST AND
SOUTH BOUNDARIES OF THIS LOT (SEE LOT 2 PLAT)
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CITY OF GRAND JUNCTION
Ordinance No.

VACATING A 15 FOOT UTILITY AND IRRIGATION EASEMENT AND A
50 FOOT DRAINAGE DITCH RIGHT-OF-WAY TO ACCOMMODATE
CONSTRUCTION OF A MOBILE HOME PARK LOCATED ON LOT 2

DARWIN SUBDIVISION AT THE NORTHEAST CORNER
OF 28 1/4 ROAD AND GUNNISON AVENUE

Recitals.

To accommodate the construction of the James Park Mobile Home Park located at the
northeast corer of 281/4 Road and Gunnison Avenue, certain easements are being vacated and
relocated through the development process. There are no utilities identified in the utility easement
to be vacated. A utility easement will be dedicated in an alternate location to serve this
development. The Goodwill Drain is being relocated to the exterior of the site.

At its May 7, 1996 hearing, the Grand Junction Planning Commission recommended
approval of vacation of the following described easements.

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

City Council finds that the vacation meets the criteria set forth in Section 8-3 of the Zoning
and Development Code and in accordance therewith the following described 15 foot utility and
irrigation easement located in Lot 2, Darwin Subdivision as recorded in Plat Book 12 at Page 303
in the office of the Mesa County Clerk and Recorder, the south line of which is described as

follows:

Commencing at the northwest corner of said Lot 2; thence S00°05°05”E a distance of
584.15 feet along the west line of said Lot 2, to the point of beginning;

thence S70°06°’36”E a distance of 133.74 feet;

thence S87°37°08”E a distance of 153.95 feet;

thence S31°19°43”E a distance of 43.81 feet;

thence S90°00°00”E a distance of 150.71 feet to the point of terminus, being the southeast
corner of said Lot 2.

and the 50 foot Grand Junction drainage ditch right-of-way located in Lot 2, Darwin
Subdivision as recorded in Plat Book 12 at Page 303 in the office of the Mesa County Clerk, being
25 feet on each side of the following described center line:



Commencing at the northwest corner of said Lot 2; thence S00°05°05”E a distance of
610.75 feet along the west line of said Lot 2, to the point of beginning;

thence S70°06°36”E a distance of 128.51 feet;

thence S87°37°08”E a distance of 144 .42 feet;

thence S31°19°43”E a distance of 15.21 feet to the point of terminus.

are hereby vacated. The vacation of each and/or both of the preceding easement and right-of-way is
expressly contingent upon recordation of an instrument depicting and describing a 15 foot wide
utility, irrigation and drainage easement along the south and portion of the west boundary of Lot 2,

Darwin Subdivision as required by the City. \
o e
| Qrponto
INTRODUCED for FIRST READING and PUBLICATION this day of 1996 C/M@
DO LA
PASSED on SECOND READING this  day of , 1996.
ATTEST:

City Clerk President of City Council



_ Grand Junction Community Development Department
July 11, 1996 Planning « Zoning » Code Enforcement

250 North Fifth Street

Grand Junction, Colorado 81501-2668

(970) 244-1430 FAX (970) 244-1599

Ward Scott

REMAX 4000, Inc.

1401 N. 1st Street

Grand Junction, CO 81501

RE: James Park Easements Vacation
Dear Ward:

The ordinance for these vacations has been scheduled for City Council’s first reading on
July 17, 1996. Prior to being scheduled for second reading the following must be
completed:

1. I need a letter from John Ballagh of the Grand Junction Drainage District stating
that the district agrees to the vacation of that portion of the Goodwill Drain
easement that is being vacated. This letter will be attached to the ordinance.

2. The Utility Coordinating Council (UCC) must approve of the vacation of the
easements. To do so, Public Service Company has requested either a blanket
easement for their facilities over the entire lot, or an easement as shown on the
plat map in your possession. I will need a copy of a signed Warranty Deed, ready
for recording for this new easement. (NOTE: How will the other easements, i.e.
easements for public ingress & egress, postal service, trash collection, fire, police,
emergency vehicles and City of Grand Junction over the proposed road, be
dedicated?)

3. I will need a warranty deed for the rededication of the utility and irrigation
easements along the west and south boundary of lot 2. This deed should be
signed and ready for recordation.

4. [ must have approved plans for the relocation of the Goodwill Drain. Plans must
be approved by the drainage district and Jody Kliska. Some form of gurantee for
the relocation of the ditch must be made. This may be accommodated by
rewording the ordinance to state that the vacation is expressly contingent upon
relocation of the ditch into the new easement.

@ Printed on recycled paper
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These items must be submitted by Tuesday July 16, 1996 at 5:00 p.m. If they are not, the
vacation will be pulled from the City Council hearing on July 17th and rescheduled for a
later hearing.

If you have any questions please call me at 244-1447.
Sincerely,

Bill Nebeker
Senior Planner
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Remaining Items for James Park
August 9, 1996

1. Make needed corrections to plans:
£—site plan - see redlined copy
landscape plan - see redlined copy
-grass in right-of-way & irrigation system
-equivalent amount of landscaping lost due to cul-de-sac
-trees & shrubs on property
-landscaping along Gunnison Ave
-juniper - hedge-like effect?

wall plan with requirements from condition #1
any needed corrections on any other plans

Resubmit a full set of plans with a cover sheet (stapled & rolled); 2 copies 1-
Jody, 1- Bill

I/ " @ $16 recording fee for vacation ordinance; make check payable to Mesa County

Clerk & Recorder
3. Dedication of new easements
a- blanket utility easement
b- irrigation easement along west and south line
c- ingress/egress easement
d- attachments

Tim still working on form for irrigation easement, John Shaver still reviewing
Tim’s recommended form

Recording fee for dedication of easements and attachments: fee to be determined -

4, John Shaver still reviewing language in lease agreements for mention of noise at
Cahoots; Dave Anderson from Cahoots to review prior to final approval

3. Development Improvements Agreement

6. Fees: Open Space  $12,375
Letter request for TCP credit: detail cost of street improvements

Note: UCC - approved
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CITY OF GRAND JUNCTION PLANNING COMMISSION
GRAND JUNCTION, COLORADO

FOR ) FINAL DECISION
)
John Davis ) FP-96-55
1023 24 Road )
Grand Junction, CO 81505 )

An application by John Davis, requesting approval of a Final Plan for a 55 space mobile home park
in a Planned Mobile Home zoning district, affecting the real property described below, was
considered by the City of Grand Junction Planning Commission on May 7, 1996.

The real property affected by said application is described as Lot 2, Darwin Subdivision, located at
the northeast corner of Gunnison Avenue and 28 1/4 Road; tax parcel number 2943-182-09-002.

After considering all the pertinent testimony and reviewing various data, the Planning Commission
approved the final plan with the following conditions:

(¥S]

CONDITIONS

A 12 foot high noise barrier, designed and constructed in accordance with the
specifications contained within the David L. Adams Associates recommendation, shall
be built within 6 feet of the south and east property line of Cahoots nightclub. The barrier
shall be designed to meet requirements of the Uniform Building Code and shall be
stamped by a professional engineer. Appropriate wind load and structural calculations
shall be submitted with the plan. The barrier shall be constructed of concrete masonry
units or concrete. Maintenance shall include regular graffiti removal, if necessary. No
homes shall be moved onto the site until the noise wall has been constructed.,

Change perimeter non-street setbacks to 15 feet.

Place a note on the site plan that states that no parking shall be allowed on either side of

the streets. No parking signs shall also be erected along the streets at various locations.

The dumpsters located in the cul-de-sacs shall be screened with a 6 foot high sight
obscuring fence.

Prior to final plan approval, submit a section drawing showing where the landscaping will
be planted in relation to the Goodwill Drain, any other drainage facilities and utilities.
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6. The landscape plan shall be revised to include shrubs along the 28 1/4 and Gunnision
rights-of-way. A species shall be selected that will provide a hedge-like effect and act as
a buffer. The shrubs shall replace half of the proposed grass.

7. Per preliminary approval, the lease agreements for the mobile home park shall contain a
notice that warns persons of the noise generated from Cahoots. (Note: The wording for
these lease agreements shall be reviewed by representatives of Cahoots Crossin’
nightclub prior to final plan approval.) -

8. A plat or other appropriate instrument shall be prepared by the applicant for providing
easements on the park roads for ingress/egress to the leasees of the park. their guests and
invitees, and also for use by public services, including but not limited to , postal service,
trash collection, fire, police, emergency vehicles, and the City of Grand Junction. The
exact wording of the easement to be determined. The plat shall include an easement for
Public Service Company to service the site with electric service. Wording of the
easement to be determined.

9. An equivalent amount of landscaping shall be planted at the entrance to the park in
exchange for the landscaping lost where the southwest cul-de-sac is located in the 10 foot

perimeter landscaping area.

10. The grading and drainage plan for the site shall be reviewed and approved by the Grand
Junction Drainage district prior to final plan approval.

11. A $12,375 Open Space fee is due prior to final approval. Other fees may also apply.

NOTE: Revised plans incorporating the conditions listed above must be submitted and approved
before construction may begin.

The undersigned does hereby declare that the said Planning Commission reached its decision as
heretofore noted.

VN

Bill Nebeker
Senior Planner

c Ward Scott
Dave Anderson



CITY OF GRAND JUNCTION PLANNING COMMISSION
GRAND JUNCTION, COLORADO

City of Grand Junction, Colorado

250 North Fifth Street

81501-2668

FINAL DECISION FAX: (303) 244-1599

RZP-95-199

FOR

John Davis
1023 24 Road
Grand Junction, CO 81505

An application by John Davis, requesting a rezoning, preliminary
plan and street vacation for development of a 56 space manufactured
home rental park, affecting the real property described below, was
considered by the City Council of the City of Grand Junction on
January 17, 1996.

The real property affected by said application is described as lot
2, Darwin Subdivision, located at the northeast corner of Gunnison
Avenue and 28 1/4 Road; tax parcel number 2943-182-09-002.

After considering all the pertinent testimony and reviewing various
data, the City Council approved ordinance #2889, which adopted
Planned Mobile Homes (PMH) =zoning for this parcel. The street
vacation request was withdrawn by the applicant. Council also
approved the preliminary plan for the mobile home park, with the
conditions listed below, upon a finding that the proposal complies
with Section 4-4-4 of the city’s zoning code.

CONDITIONS

V/é' The preliminary plan will be modified to show Gunnison Avenue.
(If Gunnison Avenue is vacated an easement will be retained
over the entire right-of-way for utilities.)

@
L/f( An 1increase 1in density greater than 10 percent will require
re-review of the preliminary plan by the Planning Commission.

1//3. No vehicular access will be allowed to 28 1/4 Road except from
the designated street.

4. Half street improvements shall be constructed on 28 1/4 Road.

0/5. Open spacés fees equal to $225 per mobile home space shall be

required for this development.

6. The following standards are to be imposed as conditions of
approval for the final plan:

a. The final plan shall show a "typical drawing" for each
space, showing minimums; e.g. size and boundaries of each

space, placement of carport with setbacks to street amd
Pl
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other structures, location and dimensions of driveway,
walks, storage shed and proposed landscaping for each
unit. —"

O)z. Two off street parking spaces shall be provided for each
dwelling. The "typical" drawing above should show where
these spaces are located.

c*. Show a numerical figure for minimum setbacks:
perimeter street setback: 157
perimeter non-street setback: 127
other setbacks:
carport to mobile home 6’
mobile home to mobile home 267

mobile home to street (sidewalk) 10
carport to street (sidewalk) to be determined

é{) At least 10’ of the perimeter street setback along 28 1/4
Road and Gunnison Avenue (unless vacated). shall be
landscaped. A detailed landscape plan shall be submitted
for review and approval prior to approval of the final
plan for this site. The plan shall include trees spaced

no further than 40’ apart.

e. The perimeter of the storage area along 28 1/4 Road shall
be screened with a 6’ high sight-obscuring fence or wall.
The fencing shall be set back at least 10’ from 28 1/4°
road and the remainder of the area (to the road)
landscaped.

£. More detail will be required for the park and community
center. Parking areas for the community center shall be
paved. Long term parking within storage area may be
gravel. The community center may be moved to the park
location.

Maximum height for any structure is 32°’.

Maximum lot coverage is 50%.

i. Adequate street lighting shall be provided on interior
streets.
* Item 6c is considered advisory only with details being

worked out at the final plan stage.

7. ‘A wall shall be constructed on the property lines adjacent to
Cahoots nightclub, designed to provide an adequate sound
barrier between Cahoots and James Park and to mnmeet
requirements of the Uniform Building Code. The wall shall
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10.

11.

have an appropriate setback from 28 1/4 Road. The final
determination as to whether the design of the proposed wall
will provide an adequate noise barrier between the uses will
be determined at the time of Final Plan approval.

No residences shall be placed closer than 115 feet to the east
property line of Cahoots or 95 feet to the south property

line. —

The park shall include the planting of at least 5 large trees
along the west property line adjacent to Cahoots.

The lease agreements for the mobile home park shall contain a
notice that warns persons of the noise generated from Cahoots.

The applicant may submit a final plan showing a revised road
plan, subject to staff review.

The undersigned does hereby declare that the said City Council
reached its decision as heretofore noted. Dated this 19th day of
January, 1996.

1200, NULL

Bill Nebeker
Senior Planner

C:

Larry Beckner
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City of Grand Junction
250 North 5th Street

Grand Junction, CO 81501
(970) 244-1447

Fax Cover Sheet

DATE: September 16, 1996 TIME:
TO: Dave Anderson PHONE:
Cahoots Crossin FAX:
FROM: Bill Nebeker(s'J PHONE:
Senior Planner FAX:
RE: James Park lease agreement

Number of pages including cover sheet: 1

Message

John Davis and his representative, Ward Scott proposed the following language to be
included in the lease agreement for James Park.

“21.  Cahoots Crossin bar and lounge has loud music during evening and night hours.
Please notice the sound barrier wall that has been installed on the northwest
corner of James Park to help reduce the noise level.”

2:33 PM

245-0606
256-9765

244-1447
244-1599

Please call me or FAX any changes you propose. Thanks.



FROM :BECKNER,QCHZIGER»ET:QL. T0 H 970 244 1599 1996, 10-01 28: 29

b -

#2538 F.O1-/01

BECRKNER, ACHZIGCER, McCINNIS,
PALO & JUNGE, L.LC
Attorneys at Law
225 North 5th, Suite 850
P.0O. Box 220
Grand Junction, CO. 81502
(970) 245-4300
Telefax: (970) 243-4358

LE AX _COV HE
DATE: October 1, 1996
FROM: Larry B. Beckner
TO: Bill Nebeker

Your FAX No. 244-1599
RE: Cahoots Bar
Dear Bill:

Please insert the following language in the John Davis Lease:

21. cCahoots Crossin bar and lounge, located at the northwest
corner of the Park, is a nightelub that plays loud music
during evening and night hours. A sound barrier wall has
been installed between the Park and Cahcots to reduce the
noise level but residents may still experience unwanted
noise. Cahoots was in business for many years prior to
the construction of James Park. By signing this ILease
you acknowledge the presence of the nightclub,s the

likelihood of noise
Give me a call with any questions.

O 92, Uz Regrase

//53234&45;u;494;_...——~‘ 10-3-96

Sincerely,

Larry”  B. Beckn

No. of Pages INCLUDING Cover Sheet:



Friday, October 04, 1996

Mr. Bill Nebeker
City Community Development
hand delivered

Dear Bill:

Attached please find three sets of James Park plans, easements,
improvement agreement, and disbursement agreement. Note that the
Goodwill Drain improvements will be separately ageed to with the Drainage
District, the same as done for Niagara Village.

Sincerely,

/{ard Scott
Broker Associate

RECEIVED GRAND JUNCTION
PLANNING DEPARTMENT.

Lol U4 G
n‘
4

IEEP AT
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WMK 4000, Inc.

1401 N. 1st Street
Grand Junction, Colorado 81501

Office: (970) 241-4000

Toll Free: (800) 777-4573
Fax: (970) 241-4015
Each Office Independently Owned and Operated
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MEMO \]%—21-96 .
: Ward Sﬂ FROM: Bill Nebeker SUBJECT: James Park Final Comments

Please review attached comments and call me and/or make corrections and submit 4 full
sets of revised plans.

Corrections needed:

1a.

X

37
A
=

76>

7

=¥
rd

FAXED 10-21-96 1 page

Development Improvements Agreement (DIA) must include all off-site
improvements including goodwill drain pipe, manholes and siphon, 28 1/4 road
improvements, any remaining off-site utility work, landscaping (grass) and
irrigation system for grass, city inspection, general contract supervision and
contingency. All improvements in the DIA must be completed within 12 months
as noted.

Page 2 of 2, line 16 of Exhibit “B” Improvements List/Detail, directs reader to
attached bid sheet for street lights. I assume this is for the public street lights
required along 28 1/4 Road and not the interior street lights? The attached
estimate from Parkerson Construction Inc. for $33,622 doesn’t include street
lights or the detached sidewalk. As noted above, include estimates for the
goodwill drain pipe, manholes and siphon. If the trees, shrubs and interior grass
will not be planted this fall and you want a building permit prior to planting they
must be included in the DIA. »

On site improvements such as trees, shrubs, irrigation system, noise wall, interior
streets, utilities, etc. must be installed before a permit is issued for any
manufactured home to be located on site. If installation of on site improvements
are to be delayed, they must be included in the DIA so the building permits are
not held up. The noise wall MUST be constructed before any homes are moved
onto the site.

Note: John Ballagh has approved final drainage plans.

Change cover sheet on landscape plan to indicate that minimum 1.5” caliper trees
will be planted along 28 1/4 Rd. and Gunnison. Delete the verbage that says the
trees will be at least 4’ high at the time of planting.

Note: Wall design will require a building permit and must be approved by
County Building Dept. prior to erection.

What is outcome of Ward’s discussion with Larry Beckner regarding language in
lease agreement for Cahoots noise?

Revised DIA and Disbursement Agreement needs signatures.

Fees: Recording easements - 38 Yasements; $6 memo for improvements
agreement; Open Space Fees $1X 375. $500 TCP to be paid prior to placing
trailers. '
What is proposed in the northerly 6’
A (legal description) of the DIA?

of Gunnision Ave. to be included on Exhibit

WD
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RECEIVED GRAND JUNCTION
PLANNING DEPARTMENT

A
0CT 3471396

Thursday, Octo!:er 24, 1996

Mr. Bill Nebeker

Current Community Development
City of Grand Junction

hand delivered

Re: James Park, your Memo of 10/21/96
Dear Bill:

The below paragraphs will respond to the same paragraph numbering used
in the referenced memo.

1a. All off-site utility development required of the Developer has been
completed, including extension of the Fruitvale sewer onto the property. The
DIA has been revised to include the 28 1/4 Rd. sidewalk and is attached. As
we have agreed, the Goodwill drain improvements need not be included in
the DIA as the Niagara and James Park Developers have made
arrangements with GJDD.

1b. Line 16. has been reworded to read "28 1/4 Rd. Street Total" and
includes the sidewalk. No additional off-site street lights are required, as one
has been installed as part of Niagara.

2. and 3. Noted.

4. Revised Landscaping Plan, Sheet 1 is attached; see Note 1.

5. Noted ,

6. | talked with Larry Beckner on 10/23 and advised him that John will
incorporate the language in his memo of 10/1/96 except for the last phrase
"...and your agreement not to complain about this prior existing condition",
per attached. John feels that phrase is an unreasonable condition since
there is State law that does in fact limit Cahoots noise level and this would
exclude his tenants from that ultimate protection. L said he would get
back to me, but I've not yet heard from him. ﬁﬂof/ﬂfﬁ 7.opAM 1 235
7. As discussed with you, once John has had all plans and conditions of
review approved by the City and paid the fees in 8. below, he will begin
construction but will not put any homes in place. When he wants to obtain
permits to put homes in place, he will first deliver to you the executed DIA
and guarantee for any off and on site improvements not yet completed which

RE/MK 4000, Inc.

1401 N. 1st Street

Grand Junction, Colorado 81501
Office: (970) 241-4000

Toll Free: (800) 777-4573

Fax: (970) 241-4015
Each Office Independently Owned and Operated

7




will be subject to your on-site inspection and approval.
8. Recording and Open Space fee checks are attached.
9. Legal revised to delete Gunnison Ave. 6 ft.

If the above meets your requirements for approval of the James Park plans
and conditions, may we please have your written confirmation.

Sincerely,
Ward Scott
Broker Associate

cc: John Davis



February 14, 1997
To: City of Grand Junction

From: John Davis

DT AW T P

FEB |

The following costs were incurred by John Davis on the improvements to 28 Y4 Rd.

pursuant to the development of James Park.

Parkerson Construction:

excavation

subgrade

cl-6 road base

traffic control

sidewalk prep

. sidewalk base

60’ of 8” ¢-900 waterline

connect to existing watermain
TOTAL

AP W

Mays Concrete:
Sidewalk 4” detached
570" 24” curb & gutter
320’ 7 vertical curb & gutter
930 sq ft 8’ fillets & cross pans

TOTAL
Umited Companies:
Asphalt TOTAL
Grand Junction Pipe & Supply:
Drainage ditch pipe
Surveying
Engincering & testing

TOTAL

$ 650.00
1000.00
7200.00
750.00
862.50
909.00
750.00
1150.00

$5198.00
3819.00
4080.00
3069.00

$13,271.50

$16166.50

$ 6791.40

$11,878.80

$ 3,510.00

$2,780.00

$54,398.20



To: Bill Nebeker

Cc: Trenton Prall,Don Newton
From: Kerrie Ashbeck

Subject: James Park Status
Date: 10/20/98 Time: 8:26AM

I have the punch list from the final walk~through conducted by Jody on
June 3, 1997. John Davis signed it and we always give the developer
the original, so he should have it. Anyway, as noted on that form we
need the following items:

1) As-built drawings for all public improvements including utilities
and 28 1/4 Road. ‘

2) A test result packet for all public improvements.

3} The engineer's certification of the drainage facilities.

A list of these items is in the SSID manual along with corresponding

- checklists for each item. I have copies of these documents and will
bring a packet down for you to pass on to the developer. Please note
that submittal and City approval of these items is a standard
requirement for all projects with public improvements. The City does
not accept maintenace of the public street improvements, the developer
is not released from his DIA, and the developer's warranty for the
public improvements does not begin until these steps are completed
along with any punch list items. (Jody did not note any other punch
list items for James Park besides submitting as-builts.)

Kerrie



»
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Submittal Reqmrements for Final Acceptance of Improvements

The following items must be sublmtted prior to the acceptance of streets, drainage, and utilities by the City of
Grand Junction.

— e
As-Built Drawings (Reference SSID IX-5 6)‘.8 9)
» Sealed by a Professional Engineer
» Two Blue-line copies
» One Mylar Copy

» One 3 1/2" Floppy Disk with drawing files

Xchort (Reference SSID X-2,3,4)
» Testing Location Map
» Inspection Diaries
» Testing Reports

Certification of Detention/Retention Bdsin
(Reference SSID IX-6)

» Sealed by a Professional Engineer

Note: A one-year warranty period begins once public facilities are accepted by the City of Grand Junction. Any
defects or deficiencies which occur during this period must be corrected by the developer. (Reference Zoning
and Development Code 5-4-12, A-4)

APRIL 1995 VI-5
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Memorandum
DATE: October 20, 1998
TO: Bob Hurni

Sundance Properties
FROM: Bill Nebeker
SUBJECT: Final Punchlist for James Park
Attached is information from Kerrie regarding final punchlist for improvements at James
Park. If you have any specific questions regarding these requirements please call Kerrie
Ashbeck at 244-1443. You may return these items to my attention and I'll get them to

Kerrie. The DIA will be released after these items are completed.

If you have any questions please call me at 244-1447.



WESTERN
/45@1]'\ ANy REVIEW OF CONSTRUCTION
TESTING,

INC. Job No.:_310296
Client:_John Davis Report No.:_2 Date:_12-13-96
Project: James Village _.  Report By: M. Nutter Date:_12-13-96
Prime Contractor:_United Companies, Inc. Superintendent:
Subcontractor: Mays Concrete, Inc. Superintendent:_Joe Gorrino

Work in progress and/or completed since last report:__The subcontractor_is placing concrete for curb/qutter and
sidewalk cul-de-sac just south of Cahoot's Bar at James Village.

Unexpected site conditions:_N/A

Sampling and/or testing performed:__Sampled and tested concrete for slump, air content, unit weight, and concrete

compressive strength.

Conformance of materials, operations and/or test results to project requirements:_Slump = 1.5"”, air content = 6.0%,
unit weight = 143.1_pcf, concrete terhperature = 74°F, concrete compressive strength_will be determined on curing
schedule.

Person/persons notified of nonconformance to project requirements:_N/A

Nonconformance corrected:_N/A

Instructions or information received(from):_N/A

Weather:_Clear, warm, 50’s

Technicians time on project today:_2 hours No. of visits today:

Time and date of next visit:_Will call Reviewed by:

msajobs\3102rd13.doc



WESTERN
/W@U‘\ COLORADG  REVIEW OF CONSTRUCTION
TESTING,

INC. Job No.;_310296
Client:_John Davis Report No.:_1 Date:_12-12-96
Project: James Village Report By: L. Sanchez Date:_12-12-96
Prime Contractor: United Companies, Inc. Superintendent:_Alan Boyles
Subcontractor: Superintendent:

Work in progress and/or completed since last report:_The contractor is placing (-)3/4" “C” City of Grand Junction r
on 28 1/4 Road widening between Niagara Village and James Village.

Unexpected site conditions:_N/A

Sampling and/or testing performed:__Asphalt mix sampled by Richard Bailey with City Engineering Departmer
Density tests on asphalt mat.

Conformance of materials, operations and/or test results to project requirements:_All density tests taken met proj
specifications. Asphalt materials conformance to be determined after laboratory analysis of sampled asphalt mix.

Person/persons notified of nonconformance to project requirements:_N/A

Nonconformance corrected:_N/A

Instructions or information received(from)._On December 13, 1996, Alan Boyles requested technician on site at Niag
Village for compaction monitoring of asphalt mix.

Weather:_Partly cloudy and warm
Technicians time on project today:_2.5 hours No. of visits today:_1

Time and date of next visit:_12-13-96, 9:00 a.m. Reviewed by:’_%/g

msa:jobs\3102rd12.doc



/m\ RN o COMPRESSIVE STRENGTH OF
;T,SSCTING, CYLINDER CONCRETE SPECIMENS
Job No.: 310296
Client: John Davis Date of Report:  12-13-96 P
Reviewed By: ?J./ZL
Project: _James Village Subdivision /

Location of Placement:

Cul-de-sac curb and gutter/sidewalk, just south of Cahoot’s Bar

Contractor: Mays Concrete, inc.

Source of Sample: - _Truck discharge chute

Architect/Engineer:-

Concrete Supplier: _United Companies, Inc.

Ticket Number: 4211

Batch Size, cu. yds.: 8

Mix identification:  Class B curb and gutter

Measured Slump, in. (C143): 1.5
Measured Air Content, % (C231): 6.0

Concrete Temperature, °F: 75

Ambient Air Temperature, °F. x50

Design Strength, psi: 4000 / 28 days Plastic Unit Weight, pcf: 143.1

Max. Size Aggregate, in.: _3/4 No. Cylinders Molded: 4

Time in Mixer: 0 hrs. 25 min. Sampled By: M. Nutter Date: 12-13-96

Water Added on Job, gal.: 0 Submitted By: M. Kerns Date: 12-16-96

Test Procedure ASTM C39- Authorized By: John Davis Date: 12-13-96

Remarks:

Specimen vSpecimen Date Tested Compressive Strength Type of Unit Tested
Number Age In Maximum Load Fracture V(\:Ie:%r:jtec:‘f By

Days Pounds Force psi { pcf)

3102-1 7 12-20-96 93,000 3260 E 143.2 MK
3102-2 28 1-10-97 120,000 4200 D 143.7 MK
3102-3 28 1-10-97 123,000 4310 D/E 143.9 MK
3102-4 28 1-10-97 118,500 4150 D 143.4 MK

Specimen Diameter, in.: 6.031

Specimen Area, sq. in.: 28.57

Test results will automatically be sent to the concrete supplier.

msa:jobs\3102¢cd13.doc




WESTERN
/W\ COLORADO HOT BITUMINOUS PAVEMENT FIELD DENSITY TES?

TESTING,

INC.
Client: John Davis Test Locations Designated By: WCT  Job No.: 310296
Project: James Village Authorized By: Client Date: 12-12-96
Location: Grand Junction, Colorado Tested/Calc'd By L. Sanchez Date: 12-12-96
Type of Material: (3/4” “C” City of Grand Junction Reviewed By ~ (2. < Date: j2-Z3 K72

Source of Material:

Railhead Pit

Test Elevation
No. Date Location of Test of Test
Datum
1 12-12-96 | 28Y. Road widening, 23’ N. of centerline of entry to James Village, 5’ W. of curb 0
2 12-12-96 | 28Y Road widening, 131’ S. of centerline of entry to James Village, 7’ W. of curb 0
3 12-12-96 | 28Y. Road widening, 130’ S. of centerline of entry to James Village, 17’ W. of curb 0
4 12-12-96 | 28% Road widening, 265’ S. of centerline of entry to James Village, 17° W. of curb 0
Test Max. Unit In-Place Characteristics Relative Within
No. Weight Wet Density Compaction Specs Comments*
pcf pcf %
1 145.5 138.5 95 Y 14,7
2 145.5 139.7 96 Y 14,7
3 145.5 139.8 96 Y 1,4,7
4 145.5 138.7 95 Y 1,4,7
*Comiments:
1. Pavement Area 5. 90% min. req'd 9. Other: Datum: Top of asphalt
2. 100% min. req'd 6. __% min. req'd 10. Tested Locations on
3. 98% min. req'd 7. Tested ASTM D-2922/D-3017 Accompanying Site Plan Note: Tests reported herein are not part of

4. 95% min. req’d

Copies to:

T-217

msa:jobs\3102rd12.doc

8. Tested ASTM D-2922/AASHTO

11. Specifications Unknown

12. 92-96% Compaction required accordingly

a continuous monitoring program of
compaction operations and




/m\ RN O COMPRESSIVE STRENGTH OF
;rNE%nNc, CYLINDER CONCRETE SPECIMENS
Job No.: 310296
Client: John Davis Date of Report: 12-13-96
Reviewed By: 52/
Project: _James Village Subdivision

Location of Placement:

Cul-de-sac curb and gutter just south of Cahoot's Bar

Contractor: _ Mays Concrete, Inc.

Source of Sample: _Truck discharge chute

Architect/Engineer:

Concrete Supplier: United Companies, Inc.

Measured Slump, in. (C143): 1.5

Ticket Number: 4211 Measured Air Content, % (C231): 6.0

Batch Size, cu. yds.: 8 Concrete Temperature, °F. 75

Mix Identification:  Class B curb and gutter Ambient Air Temperature, °F: =50

Design Strength, psi: 4000 / 28 days Plastic Unit Weight, pcf: 143.1

Max. Size Aggregate, in.: 3/4 No. Cylinders Molded: 4

Time in Mixer: hrs. 25 min. Sampled By: M. Nutter Date: 12-13-96

Water Added on Job, gal.: O Submitted By: M. Kerns Date: 12-16-96

Test Procedure ASTM C39- Authorized By: John Davis Date: 12-13-96

Remarks:

Specimen | Specimen Date Tested Compressive Strength Type of Unit Tested
Number Age In Maximum Load Fracture Weight of By

Days Pounds Force psi C{ggger

3102-1 7 12-20-96 93,000 3260 E 143.2 MK
3102-2 28 1-10-97 143.7 MK
3102-3 28 1-10-97 143.9 MK
3102-4 Hold 1434 MK

Specimen Diameter, in.: 6.031

Specimen Area, sq.in..  28.57

Test results will automatically be sent to the concrete supplier.

msa:jobs\3102cd13.doc
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Client: John Davis

WESTERN
COLORADO
TESTING,
INC.

Project: James Village Subdivision

Location: Grand Junction, Colorado

Type of Material: (-)3/4" Grading “C" 50 Blow HBP

Sample Location: Laydown Machine

Lot No.:

Bitumen Temp °F

Sieve Size
11/4”
1"
3/4"
1/2
3/8"
No. 4
No. 8
No. 16
No. 30
No. 50
No. 100
Finer than 200 ASTM C117

Test
Bitumen Content, % **
Marshall Specific Gr. g/cc
Marshall Unit Weight, Ibs/ft3
Maximum Specific Gr. g/cc
Number of Blows
Stability, Ibs.
Flow, .01, inch
Air Voids, %
VMA, %
Voids Filled, %

* Indicates non-compliance with project requirements.

msa:jobs\3102md12.doc

Ticket No.:

PHYSICAL PROPERTIES OF
ASPHALTIC CONCRETE
Marshall Method Mix Design

Job No.: 310296

Reviewed By: & Date: [-(-Q7F
Sampled By: Rich Bailey Date: 12-12-96
Submitted By: L. Sanchez Date: 12-12-96
Authorized By: Alan Boyles Date: 12-12-96
Source of Sample: Auger

Tons: Time Sampled:

Bitumen Temp °F

Bitumen Temp °F

Sieve Analysis ASTM C136
% Passing - Cumulative Specification
100 100
100 90-100
85 70-89
75 60-88
55 44-72
42 30-62
32 -
26 12-38
17 -
9 -
5.8 3-7
Cold Feed Moisture Asphalt Moisture
Results Specifications ASTM Test Std.
479 5.0-6.0 D2172
2.351 - D2726
146.3 -
2.459 - D2041
50 -
- - D1559
- - D1559
4.4 3-5
13.8 13 minimum
68

** By weight of total sample
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Lincoln DeVore,Inc.

Geotechnical Consultants

1441 Motor St. TEL: (970) 242-8968
Grand Junction, CO 81505 March 14, 1997 FAX: (970) 242-1561

Sonshine Construction

PO Box 2867
Grand Junction, CO 81502

Re:  Asphalt Paving, James Park, North Cul-de-sac

At your request personnel of Lincoln DeVore have obtained asphalt samples, supplied to the above
referenced project by United Companies. Following are the results of our testing:

SIEVE ANALYSIS OTHER TESTING

Job Mix
Sieve Size Sample 1 Specs. , Sample 1 Specs
3/4 100 90-100 AC% of Total 4.86 5.01£0.5
Va 90 70-89 Sample of Location See above
3/8 78.4 60-88 Sampie Date 3-12-97
#4 533 44-72 Sample Time 1030
#8 36 30-62 Sample Temp. 260° 27545
#16 26 - Air Temp. 55°
#30 21 12-38 Gs (Rice) 2.443 245
#50 16 - VMA % 14.54 >13%
#100 11 - Air Voids % 2.404 3-5%
#200 88 3-7

If any questions arise regarding these results or if we can be of any further assistance to you, please do
not hesitate to contact this office at any time.

Respectfully submitted,

LINCOLN DeVore, Inc.
by: Edward M. Morrnis, PE
Engineer/Western Slope Manager

EM/bw

LD Job #85113-]



Lincoln DeVore,Inc.

Geotechnical Consultants

1441 Motor St. TEL: (970) 242-8968
Grand Junction, CO 81505 FAX: (970) 242-1561
March 17, 1997

Sonshine Construction
PO Box 2867
Grand Junciton, CO 81502

Re:  Asphalt Paving, James Park, Sample #2

At your request personnel of Lincoln DeVore have obtained asphalt samples, supplied to the above
referenced project by United Companies. Following are the results of our testing:

SIEVE ANALYSIS OTHER TESTING

Job Mix
Sieve Size Sample 1 Specs. Sample | Specs
3/4 100 90-100 AC% of Total 5.12 5.01+0.5
2 90 70-89 Sample of Location See above
3/8 77 60-88 Sample Date 3-12-97
#4 52 44-72 Sample Time 1430
#8 34 30-62 Sample Temp. 260° 27545
#16 24 - Air Temp. 58°
#30 19 12-38 Gs (Rice) 2.46 2.45
#50 14 - VMA % 14.506 >13%
#100 10 - Air Voids % 4.598 3-5%
#200 6.7 3-7

If any questions arise regarding these results or if we can be of any further assistance to you, please do
not hesitate to contact this office at any time.

Respectfully submitted,

ILINCOLN DeVore, Inc.

=
by: Edward M. Morris, PE
Engineer/Western Slope Manager

EM/bw

LD Job # 85889-1439-]
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1-Subdiv. Env.

NOTE:

Results indicate in—ploce Soil densities ot the locotions ond depths identified
above, Grand Junction Llincoin~DeVore has relied on the contractor to provide
uniform mix placement ond compactive effort throughout the fill orea.

CLIENT: Sonshine Construction REPORT No. 1
- o - DATE of TEST: 11-14-96
~ PROJECT:_-__James Park — 28% & North Ave, TEST BY: LRS
LOCATION: LD JOB No.: 85826-1376
TEST TYPE:  Nucleor Nucleor X SPECIFICATIONS: oot - .
Backscotter __ Direct Trons. __ - ject: ___ City: _— County: ___ Smt"___
Test Location of Test COMPACTION | COMPAC. | MOISTURE | MOISTURE PROCTOR SoiL
No. z SPEC. %] CONT X | SPEC. % VALUE TYPE
1 Sewer main Ndagra Cir 45' W MH Al @ FSG 100 95 13.1 +-2 118.6 @ 13.1 c
2 Utility crossing Niagra Cir @ FSG 95 95 15.2%% | +-2 104.9 @ 17.5 o
3 Utility crossing Niagra Cir @ FSG 96 95 14.9 +-2 118.6 @ 13.1 c
4 Water main crossing Niagra Cir Albany Rd N @ 2' BSG 100 95 17.0 +-2 104.9 @ 17.5 C
5 Water main crossing Niagra Cir Albany Rd N @ FSG 99 95 16.0 +-2 104.9 @ 17.5 C
6 Utility crossing @ FSG 98 95 17.1 +-2 1118.9 @ 18.6 o
7 Sewer main 75" E of MH Al @ FSG 96 95 19.2 +-2 §118.9 @ 18.6 C
8 Sewer main MH A2 @ FSG 95 95 | 16.8 +2 !118.9 @ 18.6 | ¢
9 Sewer main, stubout N of MH A2 @ FSG 100 95 | 16.3 +-2 |104.9 @ 17.5| C
10 Sewer main stubout S of MH A2 @ FSe& 100 95 16.0 +-2 104.9 @ 17.5 C
11 | Utility crossing Niagra Cir @ FSG 98 95 | 15.4 +-2 |116.9 @ 15.4 | ¢
12 Sewer main 35" E of MH A2 @ FSG 100 95 14,2 +-2 116.9 @ 15.4 C
13 Sewer stubout S of main A2 @ FSG 100 95 18.2 +-2 ;104.9 @ 17.5 C
14 | Sewer stubout N of main S of MH A2 @ FSG 100 95 | 17.5 +-2  1104.9 @ 17.5| C
15 Sewer MH A3 @ FSG 97 95 19.3 | +-2 ‘;104.9 @ 17.5 C
Page 1. of 3 KEY: *  Fails Compaction SPEC. C = Cohesive GRAND JUNCTION LINCOLN-DeVORE, Inc.
ZD_'.sgibi”::’; ‘ ‘S‘_Ftszils dMoist;re tSPEC. NC = NonCohesive
1-LD/Cs | M = M:,;fi::j Prr::::t:: A&? - ;iig:l?:te o BY: M%@r

FILL DENSITY TEST DAILY REPORT

GRAND JUNCTION
LINCOLN-DeVORE, Inc.

GEOTECHNICAL ENGINEERS-GEOLOGISTS




CLIENT: Sonshine Construction REPORT No. 1
- - DATE of TEST:_11-14-96
PROJECT:.___James Park — 28% & North Ave. TEST BY: LRS
LOCATION: LD JOB No.: 85826-1376
TEST TYPE  Nucleor Nuclear X SPECFICATIONS: <
Bockscatter ___ Direct Trons. __° Project: City: & County: Stote:

Test Location of Test COMPACTION | COMPAC. | MOISTURE | MOISTURE PROCTOR SOoiL
No. x SPEC. % | CONT X | SPEC. % VALUE TYPE
16 Sewer stubout N of MH 3 @ FSG 100 95 18.2 +-2 104.9 @ 17.5 ¢C
17 Sewer main 60' E of MH 3 @ FSG 100 95 17.4 +-2 104.9 @ 17.5 C
18 Sewer stubout S of MH 4 @ FSG 100 95 17.1 +-2 104.9 @ 17.5 C
19 Sewer MH A4 @ FSG 100 95 16.3 +-2 104.9 @ 17.5 C
20 Sewer stubout N of MH A4 @ FSG 97 95 17.6 +-2 118.9 @ 18.4 C
21 . Sewer main 15' E of MH A4 @ FSG 97 95 18.0 +-2 : 118.9 @ 18.6 c
22 Utility crossing E end of Niagra Cir @ FSG 100 95 15.7 +-2 ‘ 116.9 @ 15.4] ¢
23 Water crossing E Jersey Rd @ 2' BSG 100 95 18.2 | +2 ! 104.9 @ 17.9 ¢
24 Water crossing E Jersey Rd @ FSG 100 95 16.7 +=2 104.9 @ 17.§ C
25 Water crossing Albany Rd § @ 2' BSG 99 95 18.8 +-2 1046.9 @ 17.4 ¢C
26 Water crossing Albany Rd S @ FSG 100 95 19.3%y +-2 104.9 @ 17.0 C
27 Street Albany Rd N 25' N of intersection E Lane @ FSG] 100 95 18.5 +-2 104.9 @ 17.00 C
28 Street Albany Rd N 125' N of intersection W Ln @ FSG 100 95 17.0 +-2 | 104.9@17. C
29 Street Albany Rd N 250' N of intersection E Ln @ FSG 100 - 95 17.6 +2 i 104.9@ 17.0 C
30 Street Albancy Rd N @ Ctr of Cul de sac @ FSG 100 95 18.7 | +-2 ' 104.9 @ 17.d C
Page 2 of 3 KEY: *  Fails Compoction SPEC. C = Cohesive GRAND JUNCTION LINCOLN-DeVORE, Inc.
Distribution: *¢  Foils Moisture SPEC. NC = NonCohesive

2-Client S = Stonderd Proctor ABC = Aggregote Base W

1-LD/CS M = Modified Proctor PR = Pit Run BY: ’zé@

1-Subdiv. Env.

NOTE:

Results indicate in—place Soil densities ot the locotions and depths identified
above. Grand Junction Lincoln-DeVore has relied on the controctor to provide
uniform mix plocement ond compactive effort throughout the fill oreo.

FILL DENSITY TEST DAILY REPORT

GRAND JUNCTION
LINCOLN-DeVORE, Inc.

GEOTECHNICAL ENGINEERS-GEOLOGISTS




CLIENT: Sonshine Construction REPORT No. .
— . DATE of TEST: 11-14-U6

- PROJECT:.___James Park - 28% § North Avev.' TEST BY: LRS
LOCATION: : LD JOB No.: 85826-1376
TEST TYPE: Nucleor N-uclecr ' X SPECIFICATIONS: oroiect: . X .

Bockscatter ___ Direct Trons. ____ et ity _= County: State: __
Test Location of Test . COMPACTION | COMPAC. | MOISTURE | MOISTURE PROCTOR SotL
No. . x SPEC. X | CONT % | SPEC. X VALUE TYPE

31 Street Jersey Rd 100" N of Niagra Cir E Lane @ FSG 99 95 16.4 +-2 104.9 @ 17.5| C
32 Street.Eersey Rd 100" N of Niagra Cir W Lane @ FSG 100 95 17.6 +-2 104.9 @ 17.5] C

33 Street Jersey Rd 100' N of Niagra Cir E Lane @ FSG 100 95 18.1 +-2 104.9 @ 17.5] C
34 Street Jersey Rd 100" N of Niagra Cir @ Ctr of Cul 100 95 18.0 +2 |104.9 @ 17.5| ¢

de sac @ FS6 '
35 Water main @ 28% Rd @ 2' BSG 100 95 18.4 +-2 1104.9 @ 17.5| cC
36 Street Jersey Rd § @ Ctr of Cul de sac @ FSG 100 95 16.8 +-2 3104.9 @ 17.5} C
37 Street Jersey Rd 50' S of Niagra Cir @ FSG 100 95 16.2 +-2 2104.9 @17.5} C
38 Water line @ 284 Rd @ FG 96 95 6.9 +-2 136.7 @ 6.6 C
39 Street Albény Rd 175' S of Niagra Cir W Lane @ FSG 100 95 17.7 +-2 |104.9 @ 17.5f C
40 Street Albany Rd 100' S of Niagra Cir E Lane @ FSC 100 95 18.4 +~2 104.9 @ 17.5| C
41 Street Niagra Cir @ intersection of Albany Rd @ FSG 100 95 16,2 +-2 104.9 @ 17.5 C
42 Street Niagra Cir 100' W of existing street @ FSG 100 95 16.8 @ +-2 :104.9 @ 17.5 C
43 Street Albany Rd @ center of Cul de sac @ FSG 100 95 17.1 +-2 5104.9 @ 17.5 C
: | i

Page 3 of 3 KEY: ¢  Fails Compoction SPEC. C = Cohesive GRAND JUNCTION LINCOLN-DeVORE, Inc.

Distribution: **  Fails Moisture SPEC.  NC =

oo

! NonCohesive
2-Client S = Stondord Proctor ABC Aggregote Base ' =
1-1p/Cs : M = Modified Proctor PR = Pit Run BY; %@
1-Subdiv. Env. - N

FILL DENSITY TEST DAILY REPORT

NOTE: Results indicate in—plaoce Soil densities ot the locations ond depths identified
above. Grand Junction Lincoln—DeVore has relied on the contractor to provide
uniform mix plocement and compactive effort throughout the fill areaq.

GRAND JUNCTION
LINCOLN-DeVORE, Inc.

GEOTECHNICAL ENGINEERS-GEOLOGISTS




CLIENT: Sonshine Construction REPORT No. 2
DATE of TEST: 11-15-96
PROJECT: James Park TEST BY: LRS
LOCATION: LD JOB No.: 85826-1376
TEST TYPE: Nuclear Nuclear SPECIFICATIONS:
Backscatter ___ Direct Trons. _)_(___ Project:__‘ City:__X_ County:__ Stnte:__
Test Location of Test COMPACTION | COMPAC. | MOISTURE | MOISTURE PROCTOR SoiL
No. 4 SPEC. Z{ CONT % | SPEC. % VALUE TYPE
44 28Y% Rd extension E side 100' N of S end @ FSG 100 95 15.4 +-2 104.9 @ 17.5 o
45 28Y% Rd extension E side 200' N.of S end @ FSG 95 95 16.6 +-2 116.9 @ 15.4 C
46 28% Rd extension E side 300' N of S end @ FSC 95 95 16.2 +-2 116.9 @ 15.4 C
47 | street Niagra Cir 35' E of 284 Rd @ FSG 95 95 15.2 | +-2 116.9 @ 15.4 | ¢
|
i'
i t
}
t
i
i 3
;
| | |
o KEY: » Fails Compoction SPEC. C = Cohesive GRAND JUNCTION LINCOLN—-DeVORE, Inc.
ZD'St”E’“t'm‘: **  Fails Moisture SPEC. NC = NonCohesive .
l—Cllent S = Stondard Proctor -ABC = Aggregote Bose - %’
-LD/CS M = Modified Proctor PR = Pit Run BY: %
1-Subdiv. Env. h

NOTE: Results indicate in—ploce Soil densities ot the locations and depths identified
Grand Junction Lincoln—DeVore has relied on the contractor to provide
uniform mix plocement ond compactive effort throughout the fill area.

above.

FILL DENSITY TEST DAILY REPORT

GRAND JUNCTION

LINCOLN-DeVORE, Inc.

GEOTECHNICAL ENGINEERS-GEOLOGISTS




CLIENT: Sonshine Construction REPORT No. 3
C - DATE of TEST: 11-22-96
PROJECT: James Park — 28% & North Ave, TEST BY: RSW
LOCATION; ___All tests @ BSG LD JOB No.. _ 85826-1376
TEST TYPL: Nucleor Nucleor X SPECIFICATIONS: ) X
Bockscatter __ Direct Trans. __> - Project: Gity: 4 County: Stote:__
Test Location of Test COMPACTION | COMPAC. | MOISTURE | MOISTURE PROCTOR SoIL
No. z SPEC. %Z| CONT X | SPEC. % VALUE TYPE
48 Widening of E side of 28% Rd 100' S of existing side- 98 95 6.8 +=2 136.7 @ 6.6 BC
walk
49 Widening of E side of 28% Rd 200" S of existing side- 97 95 6.9 +-2 136.7 @ 6.6 BC
walk
50 Widening of E side of 28% Rd 300' S of existing side- 98 95 6.7 +-2 136.7 @ 6.6 BC
walk
i
51 Widening of E side of 284 Rd 400' S of existing side- 96 95 6.2 +-2 .136.7 @ 6.6 BC
walk :
52 Widening of E side of 28% Rd 500' S of existing side- 95 95 6.0 +-2 136.7 @ 6.6 BC
walk
53 NW cul de sac N end of siflewalk 95 95 7.7 +-2 136.7 @ 6.6 BC
S4 Sidewalk W side of NW cul de sac 150' S of N end 98 95 8.5 +-2 i136.7 @ 6.6 BC
55 Sidewalk E side of NW cul de sac 150' S of N end 97 95 8.0 +=2 ;136.7 @ 6.6 BC
| '
o KEY: *  Foils Compoction SPEC. C = Cohesive GRAND JUNCTION LINCOIN—DeVORE, Inc.
gﬁgf$h°t **  Fails Moisture SPEC. NC = NonCohesive
-~ en S = Stondord Proctor ABC = Aggregote Bose W
1-Lp/cs . M = Modified Proctor PR = Pit Run BY: =
|

1-Subdiv. Env.

NOTE:

Results indicate in—place Soil densities ot the locations ond depths identified
above, Grond Junction Llincoln—DeVore has relied on the controctor to provide
uniform mix placement and compactive effort throughout the fill orea.

FILL DENSITY TEST DAILY REPORT

GRAND JUNCTION

LINCOLN-DeVORE, Inc.

GEOTECHNICAL ENGINEERS-GEOLOGISTS




CLIENT: Sonshine Construction REPORT No. 4
- - DATE of TEST:__11-25-96

PROJECT: James Park - 28% & North Ave, TEST BY: RS
LOCATION; LD JOB No.: 85826-1376
TEST TYPE:  Nucloor Nucleor SPECIFICATIONS: .

Bockscatter ____ Direct Trons. Project: City: & County: State:
Test Location of Test COMPACTION | COMPAC. | MOISTURE | MOISTURE PROCTOR SOIL
No. z SPEC. Z| CONT X | SPEC. % VALUE TYPE
56 Street Albany Rd, North @ FG 97 95 8.1 +-2 136.7 @ 6.6 BC
57 Street Albany Rd, North @ FG 98 95 8.0 +-2 136.7 @ 6.6 BC
58 Street Albany Rd, North @ FG 98 95 7.5 +-2 136.7 @ 6.6 BC
59 Street Albany Rd, North @ FG 96 95 6.8 +-2 136.7 @ 6.6 BC
60 Street E. Jersey, North @ FG 97 95 6.6 +-2 136.7 @ 6.6 BC
61 Street E. Jersey, North @ FG 96 95 5.5 +-2 '136.7 @ 6.6 BC

!
62 Street E. Jersey, North @ FG 95 95 6.0 +-2 5136.7 @ 6.6 BC
63 Street E. Jersey, North @ FG 97 95 7.3 +-2 136.7 @ 6.6 BC
| !

o KEY: Foils Compaction SPEC. C = Cohesive GRAND JUNCTION LINCOLN-DeVORE, Inc.
;'Sé'ib}'"‘": Fails Moisture SPEC. ~ NC = NonCohesive
~Clien = Stondord Proctor ABC = Aggregote Bose //
1-Lp/Cs = Modified Proctor PR = Pit Run BY: 5’// %//éz@:——

1-Subdiv. Env.

NOTE:

Results indicate in—ploce Soil densities ot the locations ond depths identified
Grond Junction Lincoln—DeVore hos relied on the contractor to provide
uniform mix plocement and compactive effort throughout the fill area.

above,

=~

FILL DENSITY TEST DAILY REPORT

GRAND JUNCTION
LINCOLN-DeVORE, Inc.

GEOTECHNICAL ENGINEERS-GEOLOGISTS




CLIENT: Sonshine Construction REPORT No. O
R DATE of TEST:_11-26-96
PROJECT: James Park - 28% & North Ave. TEST BY: RSU.
LOCATION; LD JOB No: _ 85826-1376
TEST TYPE: Nucleor Nuclear X SPECIFICATIONS: . X
Bockscotter ___ Direct Trons., ____ - Projec t— City:_ County: —_ Stotc:_
Test Location of Test COMPACTION | COMPAC. | MOISTURE | MOISTURE PROCTOR SoIL
No. b4 SPEC. Z| CONT X | SPEC. % VALUE TYPE
64 Sidewalk end of cul de sac in N Jersey @ BCG 100 95 7.1 +-2 136.7 @ 6.6 BC
65 Sidewalk E side of N Jersey 200' N of Niagra @ BCG 95 95 6.6 +-2 136.7 @ 6.6 BC
66 Sidewalk W side of N Jersey 200' N of Niagra @ BCG 95 95 5.7 +-2 136.7 @ 6.6 BC
67 Sidewalk E side of N Jersey 50' N of Niagra @ BCC 95 95 5.6 +-2 136.7 @ 6.6 BC
68 Sidewalk W side of N Jersey 50' N of Niagra @ BCG 93% 95 5.9 +-2 136.7 @ 6.6 BC
69 Sidewalk S Albany end of cul de sac @ BCG 95 95 6.3 +-2  .136.7 @ 6.6 BC
|
70 Sidewalk S Albany W side 60' S of Niagra @ BCG 95 95 6.5 +-2 ' 136.7 @ 6.6 BC
71  |Sidewalk S Albany E side 60' S of Niagra @ BCG 96 95 5.6 +-2  1136.7 @ 6.6 | BC
72 S Albany W Lane 100' S of Niagra @ BCC 95 95 6.0 +-2 136.7 @ 6.6 BC-
73 |S Albany E Lane 200' S of Niagra @ BCE 95 95 6.8 +-2 | 136.7 @ 6.6 | BC
74 S Albany 300" S of Niagra center line @ BCG 95 95 7.7 +-2 136.7 @ 6.6 BC
i i
o KEY: *  Foils Compoction SPEC. C = Cohesive GRAND JUNCTION LINCOLN-DeVORE, inc.
;‘Sézb“t"’“:' **  Fails Moisture SPEC. NC = NonCohesive
-Client S = Standord Proctor ABC = Aggregote Bose .
1-Lp/Cs M = Modified Proctor PR = Pit Run BY: % < e R

1-Subdiv. Env.

NOTE:

Results indicote in—-ploce Soil densities ot the locotions ond depths identified
above. Grand Junction Lincoln—DeVore has relied on the contractor to provide
uniform mix plocement ond compactive effort throughout the fill area.

FILL DENSITY TEST DAILY REPORT

GRAND JUNCTION
LINCOLN- DeVORE,

Inc.
GEOTECHNICAL ENCINEERS-GEOLOGISTS




CLIENT: Sonshine Construction

PROJECT: James Park - 28% & North Ave,

REPORT No. 6
DATE of TEST: 11-2/-96
TEST BY: RSW

LOCATION: All tests @ BCG

LD JOB No.: 85826-1376

TEST TYPE: Nucleor Nuclear X SPECITICATIONS: Project: city: X County: State:
Bockscotter ___ Direct Trans. ___ —_— —_— _— e
Test ' Location of Test . : COMPACTION | COMPAC. | MOISTURE | MOISTURE PROCTOR SoiL
No. 4 SPEC. | CONT X | SPEC. % VALUE TYPE
75 Sidewalk S side of Niagra 50" E £ 28% rd . 96 95 5.3 +-2 136.7 @ 6.6 BC
76 Sidewalk N side of Niagra 50' E of 284 Rd 95 95 4.9 +-2 136.7 @ 6.6 BC
77 Niagra N Lane 100" E of 28% Rd 100 95 5.9 +-2 1136.7 @ 6.6 BC
78 Sidewalk S side of Niagra 200' E of 28% Rd 100 95 4.6 +-2 136.7 @ 6.6 BC
79 Sidewalk W side of Niagra 200' E of 28% Rd 100 95 7.0 +-2 136.7 @ 6.6 BC
80 Niagra S Lane 200' E of 28% Rd 100 95 6.4 +-2 I.136.7 @ 6.6 BC
81 | sidewalk 60' S of Niagra W side 100 95 6.4 +-2  136.7 € 6.6 BC
82 Sidewalk 60' S of Niagra E side 96 95 7.2 +-2 '136.7 @ 6.6 BC
83 Sidewalk end of cul de sac 100 95 4.6 +-2 136.7 @ 6.6 BC
84 Sidewalk middle of cul de sac 200' S of Niagra 99 95 5.4 +-2 136.7 @ 6.6 BC
85 Sidewalk 60 S of Niagra E Lane 100 95 6.1 +-2 136.7 @ 6.6 BC
i .

KEY: *  Fails Compaction SPEC. C = Cohesive

NonCohesive
Aggregote Bose

Distribution: **  Fails Moisture SPEC. NC =
2-Client S = Stondord Proctor ABC =
1-Lp/Cs M = Modified Proctor PR = Pit Run

1-Subdiv. Env.

NOTE: Results indicate in—place Soil densities at the locations ond depths identified
above, Groand Junction Lincoln—DeVore has relied on the controctor to provide
uniform mix plocement ond compaoctive effort throughout the fill orea.

GRAND JUNCTION LINCOLN-DeVORE, Inc.

BY: %(/’///%%

FILL DENSITY TEST DAILY REPORT

GRAND JUNCTION

LINCOLN-DeVORE, Inc.
GEOTECHNICAL ENGINEERS-GEOLOGISTS




CLIENT: Sonshine Const;uct: ion REPORT No. 7

o - DATE of TEST: 12-11-96
PROJECT: James Park - 28% & North Ave, . TEST BY: MS

LOCATION: LD JOB No.: 85826-1376
TEST TYPE: Nucleor Nuclear ‘ SPECIFICATIONS: ) ) X
Backscatter ____ Direct Trons. _}E ' Project: ___ City: _~ County: Stote:
Test ) Location of Test . COMPACTION | COMPAC. | MOISTURE | MOISTURE PROCTOR SoiL
No. b 4 SPEC. Z| CONT X | SPEC. % VALUE TYPE
86 80' from end of 28% on 284 @ FG 96 95 5.9 +-2 136.7 @ 6.6 ABC
87 120" from end of 28% on 28Y% @ FG ' 96 95 5.7 +-2 136.7 @ 6.6 ABC
88 220' from end of 28% on 28% @ FG" 100 95 7.7 +-2 136.7 @ 6.6 ABC
89 320" from end of 28% on 28% @ FG 96 95 5.5 +-2 136.7 @ 6.6 ABC
90 420' from end of 28% on 28% @ FG 96 95 5.0 +-2 136.7 @ 6.6 ABC

1
l
H

| i

o KEY: *  Foils Compaction SPEC. C = Cohesive GRAND JUNCTION LINCOLN-DeVORE, Inc.
2°‘Sé'f’;"°f; **  Fails Moisture SPEC. ~ NC = NonCohesive

-tlien S = Stondord Proctor ABC = Aggregote Bose A
1-Lp/Cs M = Modified Proctor PR = Pit Run BY: = '
1-Subdiv. Env.

FILL DENSITY TEST DAILY REPORT

NOTE: Results indicote in—ploce Soil densities ot the locations ond depths identified
above. Grand Junctlion Lincoin—-DeVore has relied on the controctor to provide
uniform mix plocement and compactive effort throughout the fill areo.

GRAND JUNCTION
LINCOLN-DeVORE, Inc.

GEOTECHNICAL ENGINEERS-GEOLOGISTS




CLIENT: Sonshine Construction REPORT No. 1
. DATE of TEST:  1-9-97

PROJECT: James Park TEST BY: RSW
LOCATION; LD JOB No.: 85889-1439
TEST TYPE: Nuclear Nucleor SPECIFICATIONS: X

Bockscatter Direct Trons. ___. Project:_ City:_ County:__ Stote:____
Test Location of Test . COMPACTION [ COMPAC. | MOISTURE | MOISTURE PROCTOR SoiL
No. % SPEC. % | CONT % | SPEC. % VALUE TYPE
1 Sidewalk on E side of 28% Rd., 60'S of existing 100 95 16.8 +-2 104.9 @ 17.5 | C

sidewalk @ FSG

2 Sidewalk on E side of 28% Rd., 60' N of Niagra @ FSG 100 95 17.0 +-2 104.9 @ 17.5 | C
3 Sidewalk on E side of 28% Rd., 80' S of Niagra @ FSGC 100 95 16.1 +-2 104.9 @ 17.5 C

NonCohesive
Aggregote Bose

KEY: *  Fails Compoction SPEC. C = Cohesive
Distribution: **  Fails Moisture SPEC. NC =
2-Client S = Stondord Proctor ABC =
1-LD/CS M = Modified Proctor PR = Pit Run

1-Subdiv Env

NOTE: Results indicate in—ploce Soil densities ot the locations ond depths identified
above, Grand Junction Lincoln-DeVore has relied on the contractor to provide
uniform mix plocement and compactive effort throughout the fill areo.

GRAND JUNCTION LINCOLN-DeVORE, Inc

o M%

FILL DENSITY TEST DAILY REPORT

GRAND JUNCTION

LINCOLN-DeVORE, Inc.

GEOTECHNICAL ENGINEERS-GEOLOGISTS




CLIENT: Sonshine Construction REPORT No. 2
DATE of TEST: 1-39-97
PROJECT: James Park.- 28% & North Ave. TEST BY: MS
LOCATION; LD JOB No.. _85889-1439
TEST TYPL: Nucleor Nucleor X SPECIFICATIONS: -
Backscotter Direct Trons. __— Project: City: _ & County: Stote:
Test Locotion of Test COMPACTION | COMPAC. | MOISTURE MOISTURE! PROCTOR SoiL
No. % SPEC. % | CONT % | SPEC. X | VALUE TYPE
4 Sidewalk E of 28% Rd. & 20' N of Niagra Cir @ FG 96 95 6.1 +-2 |136.7 e 6.7 ABC
5 | sidewalk E of 28% Rd. & 220' N of Niagra Cir @ FG 95 95 7.3 +-2 l136.7 @ 6.7 | aBc
6 Sidewalk E of 28% Rd. & 20' S of Niagra Cir @ FG 96 95 6.8 +-2 !136.7 @ 6.7 ABC
7 Sidewalk E of 28% Rd. & 220' S of Niagra Cir @ FGC 96 95 5.9 +-2 s'136.7 @ 6.7 ABC
i
|
i
i
|
.5
o KEY: *  Foils Compoction SPEC. C = Cohesive GRAND JUNCTION LINCOLN~-DeVORE, Inc.
;"Sgibf’t‘m;‘ **  Foils Moisture SPEC. NC = NonCohesive
-Clien S = Stondard Proctor ABC = Aggregote Bose ///’
1-LDb/CS M = Modified Proctor PR = Pit Run BY: /—7/ * /%;&Ea::_—-—-

1-Subdiv. Env.

NOTE: Results indicote in—ploce Soil densilies ot the locations ond depths identified
Grand Junction lincoin-DeVore hos relied on the contractor to provide
uniform mix plocement ond compactive effort throughout the fill oreo.

above.

L

FILL DENSITY TEST DAILY REPORT

GRAND JUNCTION
LINCOLN-DeVORE, Inc.

GEOTECHNICAL ENGINEERS-GEOLOGISTS




CLIENT: Sonshine Construction REPORT No. 3
DATE of TEST: 3-12-97
PROJECT: James Park TEST BY: RL
LOCATION: 28% and North Ave. LD JOB No.: 85889-T439
TEST TYPE: Nuclear Nucleor SPECIFICATIONS:
Bockscatter Direct Trans. _X_ Project: City: X County: Stote:
Test Location of Test Mix Design Mix Design Rice Gs Rice Gs Compac.
No. Compaction % |Maox. Den. pcf | Compaction X { Max. Den. pct | Specif.
8 North cul-de-sac 96 152.6 92.96
9 West lane 96 152.6 92-96
10 | East lane 96 152.6 92-96
11 | West lane 96 152.6 92-96
12 East lane 96 152.6 92-96
13 | North lane, east end 95 152.6 92-96
14 South lane 96 152.6 92-96
) KEY: * Foils Compaction Specif. GRAND JUNCTION LINCOLN-DeVORE, Inc.
Distribution:
1-Client /
1-LD/CS BY: ==
1-Subdiv Env )
1-Banner & Assoc. .
1-City of GJ A.C. DENSITY TEST DAILY REPORT

1-Fruitvale Sanitation Dist.

NOTE:

Results indicate in~place Aspholt Concrete (AC) densities at the locations identified

acbove. Lincoln—DeVore of Grond Junction hos relied on the controctor to provide
uniform mix piocement and compactive effort throughout the pavement arec.

GRAND JUNCTION

LINCOLN-DeVORE, Inc.
GEOTECHNICAL ENGINEERS-GEOLOGISTS




CLIENT: Sonshine Construction:

REPORT No. 4

DATE of TEST:_3-13-97

PROJECT: James Park TEST BY: RL
LOCATION: 28% and North Ave. LD JOB No.. 85889-T&3Y9
TEST TYPE: Nucleor Nuciear SPECIFICATIONS:
Bockscotter Direct Trans. _X _ Project: City: X _ County: Stote:
Test Locotion of Test Mix Design Mix Design Rice Gs Rice Gs Compac.
No. Compaction X |Mox. Den. pcf { Compaction Z |Max. Den. pcf | Specif.
15 10' W end, South lane 93 152.6 92-96
16 100' from W end, North lane 92 152.6 92-96
17 180' from W end, South lane 93 152.6 92-96
18 Intersection 7 92 152.6 92-96
19 100" S of intersection, East lane 92 152.6 92-96
20 South cul-de-sac 93 152.6 92-96
KEY: = foils Compaction Specif. GRAND JUNCTION ULINCOLN-DeVORE, Inc.

Distribution:

1-Client '

1-LD/CS %% ===

: =

1-Subdiv Env BY 7 /

1-Banner & Assoc.

1-City of GJ

1-Fruitvale Sanitation Dist.

NOTE: Results indicate in-place Asphalt Concrete (AC) densities at the locations identified
above. Lincoln-DeVore of Grand Junction has relied on the controctor to provide
uniform mix placement ond compactive effort throughout the pavement oreo.

A.C. DENSITY TEST DALY REPORT

GRAND JUNCTION
LINCOLN-DeVORE, Inc.

GEOTECHNICAL ENCINEERS-GEOLOGISTS




James Park DIA
February 6, 1997

1.

2.

Need bid for 110 globe willows @ 1.5” caliper

Need bid for grass seeding

Need bid for painting wall.

Rebars sticking out of top of wall must be cut off, per detail on site plan.

Gravel storage area cannot extend into park
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James Park - Development Improvements Agreement Revisions
January 22, 1997

10.

Tree size shown on estimate from Bookcliff Gardens must be 1.5” caliper (not
1.25” caliper).

Grass seeding is not included on estimate. It must be included for ALL areas to
be seeded.

There’s no breakdown on remaining asphalt or concrete pavement for $14,000; no
breakdown for plant material and planting for $4,400 and it doesn’t match the
estimate from Bookcliff Gardens; no bid submitted showing that an irrigation
system can be installed for $2400. What’s the $3200 miscellaneous for?

ALL uncompleted improvements on site plan must be guaranteed before building
permits are issued. This includes paved parking pads, paved off-street parking on
cul-de-sacs, fencing including screening of dumpsters, gravel in storage area, stop
signs, no parking signs, dumpster pads...

Building Dept. must make final inspection of wall before building permits are
released. The wall needs a finished surface.

Submit copy of contract with Public Service for installation of lights.

The legal description on Exhibit A of the DIA should read Lot 2, Darwin
Subdivision.

If landscaping is to be placed in the right-of-way along 28 1/4 Road instead of on
the property a revocable permit will be required and an agreement for perpetual
maintenance recorded. This change and the addition of a fence along 28 1/4 Road
will require a minor amendment to the plan; Submit $50 and 4 copies of a revised
site plan/landscape plan showing the changes,

There will be a $6 fee payable to Mesa County Clerk & Recorder for recordation
of the DIA memo and a fee to be determined at a later date for recordation of the
revocable permit and maintenance agreement. -

Submit a final copy of the lease agreements showing the wording as agreed upon
with Cahoots.
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James Park - Development Improvements Agreement (DIA) Revision
February 4, 1997

1.

10.

Tree size changes have been made for the perimeter trees shown on page 2 of the
landscape plan. There are 33 trees shown on page 2.

Page 1 of the landscape plan shows 2 trees for each mobile home space; add 110
trees to your estimate.

Page 1 of the landscape plan shows the typical trailer layout for the park. In
addition to the asphalt or concrete driveway, trailer, shed and 2 trees, it shows the
remainder of the area as bluegrass seeding. I estimate that there is approximately
171,358 square feet of area to be seeded on this site; not the 6400 sq. ft. as
indicated in the DIA.

The irrigation system is required for all of the seeded area - I doubt $3200 will
cover an area 171, 358 square feet in size.

According to Bob Lee at the Building Dept. a Certificate of Occupancy is not
issued for a mobile home, nor did he talk with you regarding this matter. The city
does not inspect for C of O’s. The paved parking pads must be included in the
DIA amount.

I came up with 370 sq. yd. for paved off street parking (cul-de-sacs), not 150 as
shown on your estimate; @ $4.50/yd = $1665.

I estimated that there is at least 500’ of fencing plus 50° for screening of
dumpsters @ $13/ft = $7150.

The site plan shows two stop signs, not one.

Building Dept. has made final inspection of wall. What type of a finished surface
1s proposed for the wall.

You stated that you’d get me a copy of the contract with Public Service for the
installation of the lights, not a copy of an expired price quote. If the contract is

not submitted add $1500 per light pole.

change in legal description - okay

copy of lease - okay
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James Park - Development Improvements Agreement (DIA) Revision
February 4, 1997

1. Tree size changes have been made for the perimeter trees shown on page 2 of the
landscape plan. There are 33 trees shown on page 2.

Page 1 of the landscape plan shows 2 trees for each mobile home space; add 110
trees to your estimate.

2. Page 1 of the landscape plan shows the typical trailer layout for the park. In
addition to the asphalt or concrete driveway, trailer, shed and 2 trees, it shows the
remainder of the area as bluegrass seeding. I estimate that there is approximately
171,358 square feet of area to be seeded on this site; not the 6400 sq. ft. as
indicated in the DIA.

\7{*{(-(4’ ‘. 65z%s

3. The irrigation system is required for all of the seeded area - I doubt $3200 will ,
(V"2 RV

cover an area 171, 358 square feet in size.

@ According to Bob Lee at the Building Dept. a Certificate of Occupancy is not
=47 issued for a mobile home, nor did he talk with you regarding this matter. The city
does not inspect for C of O’s. The paved parking pads must be included in the
DIA amount.

O\k I came up with 370 sq. yd. for paved off street parking (cul-de-sacs), no‘%/ “
shown on your estimate; @ $4.50/yd = $1665.

I estimated that there is at least 500° of fencing plus 50’ for screening of
dumpsters @ $13/ft = $7150.

The site plan shows two stop signs, not one.

5. Building Dept. has made final inspection of wall. What type of a finished surface
is proposed for the wall. - »
: 7 o (e Tt
6 You stated that you’d get me a copy6f the contract with Public Service for the
inst]ation of the lights, not a cepy of an expired price quote. If the contract is

itted add $1500 per light pole.

of

7. change in legal description - oka
g g p Y 0,[/v{7
g - @ CORE WHATUI =
9 B 6 TH'L‘?D’{(

10. copy of lease - okay
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James Park - Development Improvements Agreement Revisions
January 22, 1997

10.

Tree size shown on estimate from Bookcliff Gardens must be 1.5 caliper (not
1.25” caliper).

Grass seeding is not included on estimate. It must be included for ALL areas to
be seeded. '

There’s no breakdown on remaining asphalt or concrete pavement for $14,000; no

breakdown for plant material and planting for $4,400 and it doesn’t match the

estimate from Bookcliff Gardens; no bid submitted showing that an irrigation 7

system can be installed for $2400. What’s the $3200 miscellaneous for? °

ALL uncompleted improvements on site plan must be guaranteed before building i P2 & Wb

permits are issued. This includes paved parking pads, paved off-street parking on DgpT - MU

cul-de-sacs, fencing including screening of dumpsters, gravel in storage area, stop —
Col v-jord

signs, no parking signs, dumpster pads...
A OPAAD v)/k/

Building Dept. must make final inspection of wall before building permits are
released. The wall needs a finished surface.

Submit copy of contract with Public Service for installation of lights.

The legal description on Exhibit A of the DIA should read Lot 2, Darwin
Subdivision.

If landscaping is to be placed in the right-of-way along 28 1/4 Road instead of on
the property a revocable permit will be required and an agreement for perpetual
maintenance recorded. This change and the addition of a fence along 28 1/4 Road
will require a minor amendment to the plan; Submit $50 and 4 copies of a rev1sed
site plan/landscape plan showing the changes.

There will be a $6 fee payable to Mesa County Clerk & Recorder for recordation
of the DIA memo and a fee to be determined at a later date for recordation of the
revocable permit and maintenance agreement.

Submit a final copy of the lease agreements showing the wording as agreed upon
with Cahoots.
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February 5, 1997
Bill Nebeker:
Re: James Park-Development Improvements Agreement Revisions
7, Mem#1: Add 110 Globc Willow trocs @ $45/ trec = $4950.00
Fs R S
- R o e - ’ c["’{” B
e T 2 Area to be grass seeded = 171,358 sq. fi. A\ WO 4 o9
7 50 Ib bag of seed covers 5000 sq.ft
I 50 Ib bag costs $60/ bag .
S labor is $10/bag = $ 350.00
171,358 / 5000 = 34.3 bags @ $60/bag = $2058.00
Total = $2408.00
‘/rl('% L,, #3: Irrigation is for park and right of way only T = $320000 7
v/ #4: 370 sq yd for paved off street parking (cul-de-sacs) -
VoE  @%50/sqyd = $ 1665.00.
/' 0l 5001 of fencing plus 50 fi for screening dumpsters @ $13/ft = § 7150.001
a2 Added 1stopsign —
PRae #5: The finished surface proposed for the wall is paint.
[ v, 8400 sq ft /168 sq ft /gal = 50 gal paint @ $10 /gal = $500.00
7 labor is $10/gal x 50 gal = $500.00
Total = $1000.00 —
. f;,\f{
v/ #6: light s are already installed.
IV LANDSCAPING
\/ . item 3: paved off street parking ( cul-de-sac) 20 spaces
. 9x18.5x20=33303qf/9=370sqyd @ $4.50/yd =$1665.00?
W 0l fencing 500’ plus 50" for screening dumpsters @ $13/ft =$7150.00
VA gravel in storage arcas is completed
“Vew  dumpsterpads  200sqft @ $100/yd =$ 260.00 ©
S ' ' city’s BERLIN WALL 8400 sq ft ( see above) =$1000.00 =
PSS O e e e s i 5B e v S e e e . s TOt.al [ ,=u$.]‘~l¢z4(_):0—0~_,__. e e e
item 4: Grass area 171,358 sq fi (see above) = $2408.00
Trees 33 cottonwood . $2475.00
110 Globe Willow $4950.00
49 S gal juniper - $1223.00

Total = $8648.00



City of Grand Junction
Community Development Department , Phone: (970) 244-1430
Planning e Zoning e Code Enforcement : FAX: (970) 244-1599
250 North 5th Street
Grand Junction, CO 81501-2668

February 13, 1997

John Davis -
1023 24 Road & :
Grand Junction, CO 81505

Dear John:

On a recent site visit to James Park mobile home park I noticed that the excavation and
laying of gravel for the storage area nearest the northeasternmost cul-de-sac did not
follow the limits of the area prescribed on the approved site plan. The site plan shows the
storage area south of the “bulb” of the cul-de-sac. The actual laying of gravel is almost to
the middle of the cul-de-sac, eliminating a large portion of the park. On-site
improvements must match the site plan unless a modification is requested and approved
by the Planning Commission.

Please take note of this discrepancy and assure that the site is built out according to the
approved site plan. ' If you have any questions please call me at 244-1447.

Sincerely,

200, Ndd~

Bill Nebeker
Senior Planner

LY ‘ Printad nn rarvelad nanar
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~ Sundance
Properties

P.O. Box 2867
243-2308 Grand Jet, CO 81502
March 24, 1997
City of Grand Junction
Community Development Department Transmitted Via Fax:
Mr. William H. Nebeker (970)244-1599

250 North 5th Street
B8rand Junction, CO 81501

Re: 480 28-1/4 Road
Grand Junction, CO

Dear Mr. Nebeker,

Please consider this our official request to add a 6'0" high

wood fence on the property line adjacent to 28-1/4 at our property

at the above listed address. We would also like to locate the
trees and shrubs in the 6' of right away that lies:between our
property line and the sidewalk on 28-1/4 road. It is our
committment to maintain these trees and shrubs and the fence
in good condition.

The above noted revisions are noted on the 4 copies of the
Landscape Plan Revision drawings James Park Subdivision revised
3/21/97 and delivered to your office on the same date.

Please advise me if you have any concerns or questions on the

above and notify me as soon as the above items receive approval.
Thank you for your time and consideration of the above items.

Sincerely,

apa L.Bihgham
gvelopment Manager
undance Properties

s
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FINAL APPROVED CONDITIONS - JAMES PARK - May 8, 1996
Conditions have been renumbered to reflect Planning Commission’s final decision.

1. A 12 foot high noise barrier, designed and constructed in accordance with the specifications
contained within the David L. Adams Associates recommendation, shall be built within 6 feet of
the south and east property line of Cahoots nightclub. The barrier shall be designed to meet
requirements of the Uniform Building Code and shall be stamped by a professional engineer.
Appropriate wind load and structural calculations shall be submitted with the plan. The barrier
shall be constructed of concrete masonry units or concrete. Maintenance shall include regular
graffiti removal, if necessary. No homes shall be moved onto the site until the noise wall has
been constructed.

2. - Change perimeter non-street setbacks to 15 feet.

3. Place a note on the site plan that states that no parking shall be allowed on either side of the
streets. No parking signs shall also be erected along the streets at various locations.

4. The dumpsters located in the cul-de-sacs shall be screened with a 6’ high sight obscuring fence.

5. Prior to final plan approval, submit a section drawing showing where the landscaping will be
planted in relation to the Goodwill Drain, any other drainage facilities and utilities.

6. The landscape plan shall be revised to include shrubs along the 28 1/4 and Gunnision rights-of-
way. A species shall be selected that will provide a hedge-like effect and act as a buffer. The
shrubs shall replace half of the proposed grass.

7. Per preliminary approval, the lease agreements for the mobile home park shall contain a notice
that warns persons of the noise generated from Cahoots.

8. A plat or other appropriate instrument shall be prepared by the applicant for providing easements
on the park roads for ingress/egress to the leasees of the park. their guests and invitees, and also
for use by public services, including but not limited to , postal service, trash collection, fire,
police, emergency vehicles, and the City of Grand Junction. The exact wording of the easement
to be determined. The plat shall include an easement for Public Service Company to service the
site with electric service. Wording of the easement to be determined.

9. An equivalent amount of landscaping shall be planted at the entrance to the park in exchange for
the landscaping lost where the southwest cul-de-sac is located in the 10 foot perimeter

landscaping area.

10. The grading and drainage plan for the site shall be reviewed and approved by the Grand Junction
Drainage district prior to final plan approval.

11. A $12,375 Open Space fee is due prior to final approval. Other fees may also apply.



BANNER

January 27, 1997

Building Inspections

Grand Junction Community Development
250 N. 5th Street

Grand Junction, CO 81501

RE: James Park Subdivision
Privacy Wall

To Whom It May Concern:

V

CONSULTING ENGINEERS & ARCHITECTS

BANNER ASSOCIATES, INC.
2777 Crossroads Boulevard
Grand Junction, Colorado 81506
(303) 243-2242
FAX (303)243-3810

605 East Main, Suite 6

Banner Associates, Inc., has inspected the excavation for and construction of the privacy
wall at James Park Subdivision, 28% Road, Grand Junction, Colorado.

The inspections were performed as needed during the construction of the privacy wall. The
inspections revealed that the construction of the privacy wall was in conformance with the
engineer’s plans, designed by Banner Associates, Job #8324-37, Published September 13,

1996.
Sincerely,
BANNER ASSOCIATES, INC.

fonl jitiocl

Brad Rickard
Chief Inspector

BR/r



Memorandum

DATE: April 11, 1997
TO: Jana Bingham, Sundance Properties
FROM: Bill Nebekeri™

RE: James Park Minor Amendment

1. Addition of fence is approved and can be installed immediately !
obtaining a fence permit. See #2 below for additional informat§
placement of the fence.

aififor the James
Park major amendment. These comments shall be included within the ‘ mments for the
major amendment. ' ‘

2. Submit a revised plan showing the fence outside of the 40’ sight triarf

30" above grade. (Section 5-3-2)

3. Required landscaping may be placed in the right-of-way subject to thi
conditions: :

b. a specific shrub shall be proposed and noted on the plan
c. ground cover for the tree and shrub area shall be bark chips, not ri i

d. a maintenance agreement shall be signed and recorded between thg roperty owner
and the City for continual maintenance of this landscape area by the foperty owner.

4. 4 speed bump located immediately within the park shall be removed

S. addressing changes affecting A & W Trailer Park must be approved § § the City and Post

Office.



File Close-out Summary

File #: FP-96-55

Name: James Park - Mobile Home Park

Staff: Bill Nebeker

Action: Approved — after a long arduous review.

Comments: See file FPA-1997-097 for amendment detailing changes in perimeter
fencing, location of speed humps, trash enclosure changes and entrance
sign. (RZP-95-199 for preliminary approval).

Release of Improvements Agreement & Guarantee cannot be recorded
until the following plans are submitted: As-Builts for utilities,

certification that detention ponds were constructed as designed.

File Turned In: February 17, 1999

.,



April 11, 1999

Sundance Properties City of Grand Junction
Attn: Bob Hurni : Public Works Department
1460 North Avenue 250 North STH Street
Grand Junction, CO 81501 Grand Junction CO 81501-2668

FAX: (970) 256-4022
RE: James Park Subdivision

Dear Mr. Hurni:

A final inspection of the streets and public utilities in James Park was conducted on June 3, 1997.
As a result of this final inspections a list of items remaining to be completed was given to your
office. These items included the submittal of final as-builts and test results for the public street
and utility improvements. These items have since been submitted to the City and found to be
satisfactorily completed.

The complete package of “As Built” record drawings and required test results for the streets and
public utilities, including a certification of the retention pond, were received from Banner and
Associates in February 1999. These documents have been reviewed and found to be acceptable.

In light of the above, the streets, public sewer, and drainage improvements within the public right-
of-way for 28 1/4 Road are eligible to be accepted for future maintenance by the City of Grand
Junction one year after the date of substantlal completion. The date of substantial completion is
February 1, 1999.

Your warranty obligation for all materials and workmanship for a period of one year beginning
with the date of substantial completion will expire upon acceptance by the City.

If you are required to replace or correct any defects which are apparent during the period of the
warranty, a new acceptance date and extended warranty period will be established by the City.

Thank you for your cooperation in the completion of the work on this project.

Sincerely, Smcerely, /
(g et~

Kerrie Ashbeck, P.E. Trenton Prall P.
City Development Engineer City Utility Engmeer
cc:  Don Newton Jerry-OBrien
Doug Cline Community Development File #FP-96-55
Walt Hoyt Banner Associates

Q?é Pnnted on recycled paper



TYPE LEGAL DESCRIPTION(S) W/LOW, USING ADDITIONAL SHEEivuAS NECESSARY. USE
SINGLE SPACING WITH A ONE INCH MARGIN ON EACH SIDE.
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LOT 2 IN DARWIN SUBDIVISION
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LOT 2, DARWIN SUBDIVISION

This property is under private ownership.
There will be no vehicular access to 28 1/4 Road except from

SITE PLAN

NOTES

All street improvements made within this Lot will be

All water, sanitary and irrigation lines installed within
this subdivision will pe privately owned and maintained.

Sethack requirements for trailer are as follows:
Front set-pack is 10 feet from back of sidewalk

Side set-Dack is 26 feet hetween trailers

Rear set-back is 10 feet between ends of trailers
Perimeter street set-back 15 feet

Perimeter non-street set-back 15 feet

INTERIOR STREET SECTION

Nz Tt

13
2.)
: designated street,
3.0
; privately owned and maintained.
4.
5.
6.)
7.)
Service subdivision requirements.
8.)
9.)
10. )
LEGEND
W WATER METER
¥r FIRE HYDRANT 3
O STREET SIGN
#¥ STREET LIGHT
—F— ElLERTHIE: ([LINE
INGHESS / EGRESS O——S—0O SANITARY SEWER
——N— WATER L INE
PRIVATE STREETS = TREFFIC FLOW
20
|~ CENTER LINE
6'=0" 6 -0"
DRIVE—OVER 10" 10" DRIVE—OVER
C.GC. & S.W. C.G. & SM.

O0ff street parking in cul-de-sacs will be paved
Street lights to be installed as per Public

No parking shall be allowed on either side of the street.
There will be adequate NO-PARKING signage installed.

Dumpster locations shall be screened
with @ 6' high sight obscuring fence,

The 12 foot wall at the northwest corner of this plan
(next to Cahoot's) shall be maintained hy the owner
of Lot 2, Darwin Subdivision and kept free of graffiti.
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UTILITY COMPANIES

PUBLIC SERVICE CO.

G.J. WATER

FRUITVALE SANITATION

TCI CABLEVISION

US WEST

GRAND VALLEY IRRIGATION
GHAND JCT. DRAINAGE DIST.

AREA SUMMARY

6.30 ACRES 1IN ONE LOT
1.58 ACBES 1IN PRIVATE ROAD

7.89 ACRES TOTAL \W-i. 90

ACCEPTED GO:O,@ Mvu‘v

ANY CHANGE OF SETBACKS MUST BE
APPROVED BY THE CITY PLANNING
DEPT. IT IS THE APPLICANT'S
RESPONSIBILITY TO PROPERLY
LOCATEANDIDENﬂFYEASEMENTS
AND PROPERTY LINES.

CITY ENGINEER

UATE!
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