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DEVELOPME~ APPLICATION 
Community Development Department 
250 North 5th Street, Grand Junction, CO 81501 
(303) 244-1430 

Receipt ____________ _ 
Dare ______________ _ 

Rec'd By------------'----

File No.----:-----------

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

PETITION 

.. Subdivision 
Plat/Plan 

D Rezone 

D Planned 
Development 

D Conditional Use 

D Zone of Annex 

D Variance 

D Use 

D Vacation 

D Revocable Permit 

• PROPERTY OWNER 

G.e. s.e 

!!o. Box 10 
Address 

City/State/Zip 

Business Phone No. 

PHASE 

DMinor 
.Major 
tJ Resub 

SIZE 

776 

LOCATION 

Address 

City/State/Zip 

Business Phone No. 

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

From: 

ZONE 

II-
To: 

Address 
$?J5LJ?, 

v'c.l. co. ~ l5tJdfl 

LAND USE 

D Right-ofWay 

D Easement 

~~~s s 7 ~-1. 

City/State/Zip 'Blst'l 

0 1- 2.573 
Business Phone No. 

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

Xngnature of Person Completing Application 
/ 

Date 



3074692421 . -. . ' .. ..., . .,. ... APR-30-96 TUE 16:04 GRIGSBY ENTERPRISES FAX NO. P. 02 
PACE 2/ .., 

DEVELOP~T APPLICATION 
Co.tnmUO.icy Development Department 
250.No~ 5tb ~~d Junc;#o~ CO ·81501 . 
(303) 244-1430. . . ' . , .. ~ 

Receipt _________ ~ 

D~c~----------~--------
~~By~~------~--~-

I%! No.---·----

W-; the -undersigned, being tl~ ownus of property 
situatf!li in Mes4 Statll! as described huem do this: 

PETrriON PHASE SlzF; LOcATION zom 
l2f Subdivision 

PlatiPIIUl 

~------------~ 

0 l>lanocd 
Development 

0 Conditi0n31 Use 

0 Zone of Anuex 

0 Variance 

0 Vacation 

0 Revocable Pennit. 

liJ PROPERl'Y OWNER 

DMinor 
£iMajor 
DResu~ 

00DP 
0Prelim 
OF.inal 

Grigsoy Development, Inc. 
Name 

• P,Oe Bog 10 
M<h~ 

Hyattvill~, wY 82428 
~ity/StaWZip 

(307Jt36_~o?i2o 
lusiness Phone No. 

33.9 AC 27! & Cortl PR 

From: To~ 

~. 

Proposed 
Residential 

0 lljgJlt-Qf \V~y 

0Easement 

DEVELOPn E:l REPRESENTATIVE 

Namf: C urcn Name 

P.O. Box 776 6$0 Round H:ill Dr. 
Addr~ Addr¢$$ 

Grand Junction, CO 81502 
Cit)' /Sate/Zip 

242~3293 

Thomas Logue 

1225 S. 7th S.t; • 

242-5370 
J)usincss Phone No. Businc:ss Pbooe No. 

~OTE; Ltgal PfOPCJV owuer 1$ omzer of record oo date ot'submitbL 

Ycr Mnby tiCknowled~ thQt Mot ~ funtiiiartad Olll"lelves 1vilh the roles and nploti()m witlr n$¢l:t to the pn:sxuation Cl/ tlri.r submittal, that tl-u: [oregorn: 
rrformQ/Eon is frUfr and comp/e~ to thll ~~~ t>/ t>ur knowledge, tPld that we amunc the rosponsihili'ty to monitor tJ~ .flatu$ <>/ll... <tpplic~tJon t»r4 ~ revW;.· 

"Ommvrts. W1r rqecJgn~ tbQt wov or uur represenratrve(s) mu.st be presenJ at oil nftrdrul hearings. In the cn.oent that rht petitioner is not rtpres:eltltd tM item 
'il~ be drQpped ftOJn the agenda. aNI air additiDnal fee charged to cover ~cheduling CXJX:~~ befor~ it can again he plac•d on the ~en:da. 

iigJJ.BtUfe of PetS<>~ Complotig£ Application 
The undersigned owner consents to 

b the contract purch 

this appitication as prepared 1ml'.1'"" 
pl • 

,, 
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MAJOR SUBDIVISION: PRELIMINARY \ 

\ 

Location: PJ7WJ 1 /n/IUA4.d Project Name: rjhtp WI~oll.s 

ITEMS DISTRIBUTION 

.... 

~ i 
c 
Ql .r:. > E .... Ql 
c. :::l ~ 

5-"/~1/t, 
0 <( :::l 

Date Received a; c iii > \\\ ~ 
Ul 

> 0 .... 
Ql .... c .... ~ iii c ·;:::: Ql Ql Ql ~ 

~ 
Ql 

0 Ql "' E ., 0 I!) ~ 0 0 0 
> Cl ~ Cl =II: ti Ql 'C> -~ 0 3131 w <( t: ~ c c 0 Ql 0 

Receipt# .~ Cl 0 s: .... ·;:: ·;:: .... c Ql u. w u c Cl c Ql "' > '2 0 .... .... .... .g Ql 'C> 0 Ul 1-z :::l c w t a: c. 
Ql u 0 c "C ·;:: ., ., 0 0 Ql 3 

a: 
·Ql .... .... Ci Ci 

·;:: ·:; c w E w 
~ ~ 0 c a.: c Ql .!!1 a; ., .... .... w (!) iii ...J 

a: Ql l5 Ci 
., ., .... Q; .... 3 Ql <( 

E c. s: .~ a.. u: c Ql ·- Ci 
., 

0 

(}:?_46 ~j// w > ~ Ql 0 
., 

:0 1-·;:::: 0 0; ~ "'1 0 0 0 010 Ul "C 0 
File# u. 0 Ql 

!l: E ..... 0 3 0 

"' 0 w u 0 :J a.. u: (!) 0 a.. Ql ·;:::: "' ..... Q; . ~ a.. 1- "' a.. Cl 
.!>!. 0 "' c Ql ., ..... u 1-a: 

.~ > ~ > > > > > > > :::l iii .r. Cl 'iii .... s: :0 a: 0 e-.2 U? 
'iii .... .... .... .... .... .... .... .... 0 0 § "' Ql U? > 0 0 0 ~ u 0 3 0 3 :::l 

iii u u u u u u u u u u u Ul Ul :J a.. (!) u u u :J 1-

DESCRIPTION Ul • • • • • • • • 0 • • • • • 0 • 0 • • 0 0 • 0 • 0 • 
• Application Fee .:f>w/0 t-f/5/aw Vll-1 1 

• Submittal Checklist* Vll-3 1 

• Review Agency Cover Sheet* Vll-3 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 

• Application Form* Vll-1 1 1 1 1 1 1 1 8 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 

• Reduction of Assessor's Map Vll-1 1 1 1 1 1 1 1 8 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 

• Evidence of Title Vll-2 1 1 1 

• Names and Addresses Vll-2 1 

• Legal DeslJription Vll-2 1 1 

• General Project Report X-7 1 1 1 1 1 1 1 8 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 

• Location Map IX-21 1 

e Preliminary Plan IX-26 1 2 1 1 1 1 1 8 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 

• 11 "x17" Reduction of Prelim. Plan IX-26 1 1 1 1 8 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 

• Preliminary Drainage Report X-12 1 2 

NOTES: * An asterisk in the item description column indicates that a form is supplied by the City. 
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PRE-APPLICATION CONFERENCE 

Date: -¥d~ ~ ~~=jj?£=f ZM4ta 
Location: _Jf_--;{_ 
Tax Parcel Number: tfff5 -0/1- C9c/' -o3=:; 
Review Fee:--------------
{Fee is due at the time of submittal. Make check payable to the City of Grand Junction.) 

Additional ROW required? _( ___ ---:.,--r-,.;r----------------------
Adjacent road improvements required? __..~lll<-l:...__-:;0f-'~"'~"'""'---------------------
Area identified as a need in the Master Plan of Parks and Recreation?---------------
Parks and Open Space fees re:*edj _/IL.~~.s0~----------- Estimated Amount:----
Recording fees required? _....:;gr_::::L....-tF~=..:~"--'lT--:-:----------- Estimated Amount: ----
Half street improvement fees!TCflOeClllif(;d? -~?4~~...:;'4~------------ Estimated Amount: 
Revocable Permit required? ________ T ______________________ _ 
State Highway Access Permit required?_.:::-=------:--------------------
On-site detention/retention or Drainage fee required?_-:?t~42"'--------------------

Applicable Plans, Policies and Guidelines--------------------------

Located in identified floodplain? FIRM panel# _______________________ _ 

Located in other geohazard area?--------,...---_,------------------

Located in established Airport Zone? Clear Zone, ritical Zone rea of Influence? -----------
Avigation Easement required? -tz~~:::L _____ ..::::=::::::::-------------------
While all factors in a development proposal require careful thought, preparation and design, the following "checked" 
items are brought to the petitioner's attention as needing special attention or consideration. Other items of special 
concern may be identified during the review process. 

0 Access/Parking 
0 Drainage 

0 Screening/Buffering 
0 Landscaping 
0 Availability ofUtilities 

eLand Use Compatibility 
0 Traffic Generation 
0 Geologic Hazards/Soils 0 Floodplain/Wetlands Mitigation 

• Other (J f4! 6p..a. t.f 
Related Files:------------------------------------

It is recommended that the applicant inform the neighboring property owners and tenants of the proposal prior to the 
public hearing and preferably prior to submittal to the City. 

PRE-APPLICATION CONFERENCE 

WE RECOGNIZE that we, ourselves, or our representative(s) must be present at all hearings relative to this proposal 
and it is our responsibility to know when and where those hearings are. 

In the event that the petitioner is not represented, the proposed item will be dropped from the agenda, and an additional 
fee shall be charged to cover rescheduling expenses. Such fee must be paid before the proposed item can again be 
placed on the agenda. Any changes to the approved plan will require a re-review and approval by the Community 
Development Department prior to those changes being accepted. 

WE UNDERSTAND that incomplete submittals will not be accepted and submittals with insufficient information, 
identified in the review process, which has not been addressed by the applicant, may be withdrawn from the agenda. 

WE FURTHER UNDERSTAND that failure to meet any deadlines as identified by the Community Development 
Department fo e review process ma:x esult in the project not being scheduled for hearing or being pulled from the 
agenda 

K Signature(s) ofRepresentative(s) 
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"" PRELIMINARY MAJOR BASIN DRAINAGE MAP -~:'.;~?¥ 

ITFM r.RAPHir. ~TANnA~DS OK NA 
A · Scale: 1 • =50', 60', 1 00', or 200' 

8 Sheet size: 11" x 17" or 24" x 36" 

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

J. Orientation and north arrow 
- u Stamped and sealed drawings by registered professional competent in the work -> 
z K Title block with names, titles, preparation and revision dates 
0 M Legend of symbols used i= 
u N List of abbreviations used w 
(/) p Multiple sheets provided with overall graphical key and match lines 

a Contouring interval and extent 

R Neatness and le·gibility 

ITEM 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" 

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

\~> 0 ~ [V Show ROWs, canals, drains, ditches, culverts, ponds, detention basins, wetlands, and other major 

t- drainarut.features in the off-site:afea of..the maier~ / /21!-/@JJOJ . · 
LL 
z 4 Provide township, range, section, and quarter section information 

z r:v· Identify existing subdivisions by name and show approximately boundary of the proposed -
(/) subdivision 
~ 
t~ Identify prominent soil types and land uses al 

a: 7 Show general off-site topography using available contour mapping 
0 --, 

~ Show 1 00-year floodplains in the off-site area &OLL'I 1Jra-t~-t7rrt fjk>l J ~ 
~ ~ Show major basin and off-site sub-basin runoff boondaries .eu;;J~ /a--( 63 

RW 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 

0 
13 Show existing characteristics of inflow to, through, and from the site 

u.. 14 Show existing on-site drainage patterns z -
w 15 Show proposed on-site drainage patterns 
1- . 
(/) 

I z 
0 

/:-:- . 
.... . i-¥" 

COMMENTS :~;-~;;;.~ 

"On-site Into" 1tems above must be deleted pnor to use as a base for the Final MaJor Bastn Dramage Map 
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PRELIMINARY PLAN for: THE KNOLLS 

INTRODUCTION - The Knolls is located southeast of 27 1/2 Road and 

Courtland Avenue (F 3/4 Road) in the City of Grand Junction. The 33.9 acre site 

was formerly known as "Onion Hill" which recieved a change in zoning and 

Preliminary Plan and was approved by the City sometime during the late 1980's. 

Also included within the property boundary is a 5.5 acre site which is within the 

St. Matthews Episcopal Church Subdivision. 

EXISTING LAND USE- The property under consideration is comprised of 33.9 

acres and is vacant of any manmade structures. The most dominate feature of 

the site is a shallow draw which along part of the south boundary of the property. 

The topography of the site is considered to be "rolling" in nature and slopes 

towards the southvvest at a typical rate of 2.5 percent. All of the subject 

property is in a fallow state, ground cover is sparse to non-existent. Some 

evidence exists which indicate that agricultural activity may have occurred in the 

past. A grove of small elm and cottonwood trees can be found along the south 

property boundary. 

The property is currently zoned PR (planned residential) 7.2 units per acre by 

the City of Grand Junction. 

SURROUNDING LAND USE- The dominate land use in the area surrounding 

The Knolls is, Spring Valley, a single family development on moderately sized 

lots. A single acreage sized undeveloped parcel adjoins the subject site adjacent 

to its southerly boundary. This land consists of a large fallow parcel that does 

not have any plans for development. The closest non-residential use in the 

vicinity of the property is a church located at the northeast comer of 27 1/2 Road 

page 1 
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and Courtland Avenue. Business and commercial uses are located along the 

Horizon Drive corridor about 1/4 mile to the north. 

SURROUNDING LAND USE MATRIX 

USE DIRECTION AREA UNITS LAND USE 

FROM SITE (ac.) ZONE 

Church N 8.1 na RSF-4 

Crown Heights N 12.1 39 PR-8 

Apple crest NE 7.41 15 PR-8 

Spring Valley Filing 6 E 42.5 108 RSF-5 

Vacant Land s 25.4 0 RSF-4 

Crestview sw 20.3 29 PR-8 

Bell Ridge Subdivision w 11.1 34 RSF-5 

Ptarmigan Ridge North w 10.0 30 RSF-4 

Ptarmiaan Pointe NW .9 23 RSF-4 

A Location Map at the end of this narrative statement illustrates the location of The Knolls in 

relationship to the surrounding land ownership. A reproduction from the Grand Junction Zoning map 

follows: 
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PROPOSED LAND USE - The proposal calls fro the ultimate development of 81 single 

family building sites and a 4.7 acre Church site on 33.9 acres. The resulting gross density 

is 2.4 dwelling units per acre. Lots range in size from 10,250 square feet to 14,000 square 

feet. Building Setback requirements for each lot is illustrated on the following chart: 

PRINCIPAL BUILDING SETBACK 
REQUIREMENTS 

RESIDENTIAL STREET 20feet 

COURTLAND AV. & 27 1/2 RD. 30 feet 

SJDE 10 feet 

REAR 20 feet 

Maximum Building Height = 32 feet 

The accompanying Preliminary Development Plan depicts the relationship of each dwelling 

use type to the property boundary, roadway access and open spaces. 

More than 5% of the total site is designated as Private Open Space which consists of a 

1.8 acre site hear the south west corner of the property. This open space will contain t'NO 

uses: "natural'" landscaping in the draw area consisting of trees and underbrush which will 

be suitable for wildlife habitat, and a formal landscaped area near the entrance to the 

development. The Private Open Space will also contain a small pond. The pond serves 

t'Ml purposes; storage of irrigation water and as storm water detention facility. In order to 

provide a buffer between the proposed lots and the existing adjoining roadways a 6 foot 

fl high solid saeen wall will be constructed at the rear/side of those lots along 27 1/2 Road 

and Courtland Avenue. Additionally, entrance signs will be provided at the two entrance 

points into the development. All signs will meet the current City sign code requirements. 
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LAND USE SUM MARY 

USE UNITS AREA %OF TOTAL 

SINGLE FAMILY AREA 81 23.5 68.1 

ROADS 4.3 21.7 

PRNATE OPEN SPACE 1.8 5.3 

CHURCH SITE 4.7 13.9 

TOTAL 81 64.8 100.00 

DENSITY: 2.4 OWELUNG UNlTS PER ACRE 

In addition to the individual lot development standards presented herein, 

architectural controls will be implemented to insure an ascetically pleasing and 

orderly development. To achieve this, covenants, conditions and restrictions (C. C. 

& R's) will be adopted to insure ongoing protection to the future residents of The 

Knolls and surrounding property owners. The C. C. & R's will also include provi

sions for ownership and maintenance of the designated private open space, 

landscape buffer area, and the irrigation system. 

ACCESS -T\\0 primary access points are planned for The Knolls, one from 27 1/2 

Road and the other from Courtland Avenue. Patterson Road is located less than 

3/4 mile south of the site and serves as a major arterial east/west roadway in Grand 

Junction. Other access is available from Ridge Drive in Spring Valley Subdivision. 

27 1/2 Road provides an important link to Horizon Drive. According to the City of 

Grand Junction's, Trip Generator, BOO average V~eek day trips would be realized 

when The Knolls is fully developed resulting in a peak hourly volume of 243 trips. 

Due to the location and layout of The Knolls it is anticipated that the traffic will be 

equally split between each of the two access points. It is also assumed that 80% 

of the traffic movements will be left turns out and right turns in at each of the two 

intersections. 
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Figure Ill illustrates traffic counts made between 1990 and 1996 by the City of 

Grand Junction on major roads in the vicinity of The Knolls. 

FIG. Ill TRAFFIC COUNTS 
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Several street cross sections are proposed as part of the street improvements at 

The Knolls. 

INTERNAL STREETS - Will be improved to the City's standard for "Local 

Residential Streets" 

RIDGE DRIVE- New improvements will match those which exist for Ridge Drive 

within Spring Valley which include a 32 foot wide asphalt paved surface with 2 foot 

vertical curb and gutter along each side, the 3 foot sidewalks on each side of the 

street are detached. 

COURTLAND AVENUE- Half street improvement will be completed in accordance 

with the City's standard for collector roadways, this will require the construction of 

approximately 22 feet of additional pavement widening and a 7 foot vertical 

curbwalk. 

27 1/2 ROAD -Improvements are not planned for 27 1/2 Road since major street 

improvements are planned by the City within the next 1 0 years. 27 1/2 Road is 

planned to be constructed to meet current collector standards. 

UTILITY SERVICE 

DOMESTIC WATER - All dv.lellings within The Knolls will be served by an public 

O'VVI'led domestic water distribution system. An existing 8 inch water main is located 

within 27 1/2 Road and a 18 inch main in Courtland Avenue. New 8 and 6 inch 

mains will be extended within the development to provide water service to the new 

dwellings. The existing water mains are O'VVI'led and operated by Ute Water 

Conservancy District. Fire hydrants will be placed throughout the development. 

Sufficient flows and pressure exist to provide adequate water supply for fire 
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protection. Additionally, the City fire station is located about 1 1/4 mile away from 

the development. 

SANITARY SEWER -A new sanitary sewage collection system will be constructed. 

Sewer service will be extended from an existing main, OVYfled and maintained by the 

City, located in 27 1/2 Road. It is estimated that peak sewage flows generated by 

the lots within the development will be 28,350 gallons per day. 

ELECTRIC, GAS, PHONE & CATV- Electric, gas, and communication lines will be 

extended to each lot within the development from existing lines located adjacent to 

the proposed development. Proposed gas, electric, and communication lines will 

be located in a "common trench" adjacent to the dedicated road right-of-way. 

IRRIGATION WATER -Irrigation water will be provided by a zoned pressurized 

delivery system "Which will create water conservation. A central pumping facility will 

be located within a pond located in the proposed Private Open Space. 

DRAINAGE - A Preliminary Drainage Report which evaluates the impacts on 

existing drainage patterns has been submitted to the City Engineering and 

Community Development Departments under separate cover. Most of the Mure 

drainage will be carried on the ground surface to the proposed street system and 

a new storm water detention facility, and from the facility to an existing drainage 

channel flowing south vvest from the property boundary . 

SOILS AND GEOLOGY- There are no known geologic hazards within The Knolls. 

The predominant soil type as identified by the Soil Conservation Service (SCS) is 

Fruita Clay Loam, Class lis Land (Fe)- This soil is classified as moderate for local 

roads and streets traffic supporting capacity and moderate to high water tables. 
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AIRPORT OVERLAY ZONE- The Knolls is located within the "Critical Zone" 

according to the Airport Overlay Map, within Section 5.11.28 of the Grand Junction 

Zoning and Development Code. The code indicates that the proposal can be a 

corJ)p8tf61e use at the density proposed. 
,/ Su'f 

DEVELOPMENT SCHEDULE -The rate at which development of The Knolls will 

occur is dependent upon the City's future housing needs. It is anticipated that site 

development will occur in phases as shown on the Phasing Plan on the next page. 
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PRELIMINARY DRAINAGE REPORT FOR: 

THE KNOLLS 
May, 1996 

(rev. 5/23/96) 

Prepared For: 
Robert C. Knapple 

Grand Junction, Colorado 



IV. Design Criteria & Approach 

A. Hydrology: 

The "Interim Outline of Grading and Drainage Criteria, Cfty of Grand Junction" shall be 
used as the basis for analysis and facility design. 

As the project is a residential development ·containing approximately 33.9 acres the 
"Rational Method" shall be used to calculate historic and developed flow rates. The minor 
storm shall be the 2 year frequency rainfall event and the major storm shall be 1 00 year 
frequency rainfall event. On site detention will be provided. 

The following will be used in the computations and will be based on the most recent City 
of Grand Junction criteria: · 

Intensity Duration Frequency Curves (IDFC) 

Times of Concentration shall be calculated based on the Average Velocities For 
Overland Flow and the Overland Flow Curves 

Due to the nature of the proposed grading scheme, flows from off site basins OS1 and 
OS2 can be accommodated within the planned storm water detention facility. 

B. Hydraulics: 

All site facilities and conveyance elements shall be designed in accordance with the City 
of Grand Junction guidelines. 

This Preliminary Drainage Study has been prepared to address site specific drainage 
concerns in accordance with the requirements of the City of Grand Junction, Colorado. 

V. References 
1. Interim Outline of Grading and Drainage Criteria, City of Grand Junction, July, 1992. 
2. Flood Hazard Information. Colorado River and Tributaries. Grand Junction. Colorado, 
prepared for the City of Grand Junction and Mesa County, by The Department Of The 
Army, Sacramento District, Corps Of Engineers, Sacramento, California, November, 1976. 
3. Flood Insurance Rate Map. Mesa County. Colorado. (Unincorporated Areas), 
Community Panel Number 080115 0460 8, Federal Emergency Management Agency, Map 
Revised July 15th, 1992. 
4. Soil Survey. Mesa County Area. Colorado, , U.S. Department of Agriculture, issued 
November, 1955. 
5. Hydrology Report for Onion Hill. Filing One, Beck Shrum and Associates, Inc., 
May 11, 1984 



There is some evidence of some standing water in the bottom of the draw which originates 
on the property. However, soil and vegetation conditions do not exhibit a wetlands 
condition. Further investigation by a qualified wetlands expert may be required. 

The subject site is within Zone X as determined by the FIRM Flood Insurance Rate Map. 
The closest area subject to flooding as identified by FIRM is the "Horizon Drive Drainage 
Channel". 

B. Site: 

Historically the property drains in a sheet flow fashion from the northeast to the southwest 
at approximately 2.5% slope to a shallow draw which originates on the property which 
intercepts all of the site drainage. Drainage then passes under 27 1/2 Road into two 
ponds within the Crestview Subdivision. 

Ill. Proposed Drainage Conditions 

A. Changes in Drainage Patterns: 

Basin OS2 historic offsite drainage patterns will not be altered. Basin OS 1 historic routing 
will not be change, but, will be altered with the installation of new curb and gutter along the 
Cortland Avenue frontage. 

The proposed site plan divides the site into 4 basins labeled as A (5.2 acres), B (1.3 
acres), C (26.5 acres) and D (1.0 acres). Runoff from basin A is predominately from the 
Church site and will be shall be conveyed via site grading and swales over land to the 
south'Nest comer of the site and ultimately conveyed by a new storm sewer system to the 
proposed storm water detention facility. Runoff from basin B shall be directed via lot 
grading to the aforementioned curb and gutter. Runoff from basin C will be conveyed in 
a sheet flow fashion via lot grading to the proposed street system to new inlet boxes and 
storm sewer which is to be discharged into the planned detention facility. Basin D will 
convey the storm water to the planned stormwater detention facility using underground 
storm sewer. 
B. Maintenance Issues: 

Access to and through the site shall be by dedicated public-right-of-way. 

O'M1ership and responsibility for maintenance of the proposed storm seYJer shall be that 
of the Home 0\Mlers Association for The Knolls. Ownership of any open areas will be the 
responsibility of private land owners and/or the homeowners association. 



I. General Location and Description 

A. Site and Major Basin Location: 

The Knolls is located southeast of 27 1/2 Road and Cortland Avenue (F 3/4 Road) in the 
City of Grand Junction. The 33.9 acre site was formerly known as "Onion Hill" which 
received a change in zoning and Preliminary Plan and was approved by the City sometime 
during the late 1980's. Also included within the property boundary is a 5.5 acre site which 
is within the St. Matthews Episcopal Church Subdivision. 

The property is vacant of any manmade structures. The most dominate feature of the site 
is a shallow draw which along part of the south boundary of the property. The topography 
of the site is considered to be "rolling" in nature and slopes towards the southwest at a 
typical rate of 2.5 percent. All of the subject property is in a fallow state, ground cover is 
sparse to non-existent. Some evidence exists which indicate that agricultural activity may 
have occurred in the past. A grove of small elm and cottonwood trees can be found along 
the south property boundary. 

Most of the future drainage will be carried on the ground surface to the proposed street 
system and a new storm water detention facility, and from the facility to an existing 
drainage channel flowing southwest from the property boundary through t'NO ponds located 
in Crestview Subdivision. The site is not adversely affected by drainage from off-site 
sources. 

B. Site and Major Basin Description: 

The project site contains approximately 33.4 acres and is planned as low density single 
family development. There are no major offsite tributary basins which adversely affect the 
subject property. Offsite sub-basins include 051 (2.7 acres), OS2 (3.5 acres) as shown 
on accompanying Grading and Drainage Plan. The offsite basins are contiguous with the 
subject property. Basin OS1 contributes run-off from one half of the adjoining roadway in 
a shallow drainage swale adjacent to the roadway. Basin OS2 contributes run-off in a 
sheet flow manner. Both offsite basins flow to an existing drainage channel which 
originates on the property and flows southwesterly from the site. 

Based on the "Soil Survey, Mesa County Area" soils are defined as (Fe), Fruita Clay Loam, 
hydrological soil group "B". 

II. Existing Drainage Conditions 

A. Major Basin: 

Generally the area wide basin drains from the north to the south via natural swales and 
draws. Drainage from the area north of Cortland Avenue is intercepted by Cortland 
Avenue. 



REVIEW COMMENTS 

Page 1 of5 

FILE #PP-96-111 TITLE HEADING: The Knolls Subdivision 

LOCATION: SE comer of27lh Road & Cortland Avenue 

PETITIONER: Robert C. Knapple 

PETITIONER'S ADDRESSffELEPHONE: 650 Round Hill Drive 
Grand Junction, CO 81506 
241-2373 

PETITIONER'S REPRESENTATIVE: Tom Logue 

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., MAY 23,1996. 

CITY POLICE DEPARTMENT 
Dave Stassen 
No comments at this time. 

5/7/96 
244-3587 

WALKER FIELD AIRPORT AUTHORITY 5/6/96 
Dennis Wiss 244-9100 
I. This development lies within the Airport Area of Influence, as well as underlying a common aircraft traffic 

pattern (runway 4/22), so may be affected by overflight of aircraft. An A vigation Easement is required to be 
recorded at or before filing of the subdivision plat. Please send a copy of the recorded document to the Walker 
Field Airport Authority following its recording. 

2. It is our recommendation that, due to this (residential) development proximity to aircraft flight paths and the 
airport proper, that additional soundproofing insulation - as well as planned landscape features - be designed 
into each residence and site to help mitigate potential sound-level perceptions. 

UTE WATER 5/8/96 
Gary R. Mathews 242-7491 
1. An 8" water main is needed for Ridge Drive from 27 lf2 Road to Cortland Avenue. Contact with Ute Water 

is needed to discuss the water line sizes for the remainder of the subdivision. 
2. Water mains shall be C-900, class 150. Installation of pipe fittings, valves and services including testing and 

disinfection shall be in accordance with Ute Water standard specifications and drawings. 
3. Developer is responsible for installing meter pits and yokes. Ute will furnish the meter pits and yokes. 
4. Construction plans required before development begins. 
5. Policies and fees in effect at the time of application will apply. 

CITY FIRE DEPARTMENT 5/9/96 
Hank Masterson 244-1414 
Delete the hydrants at Lot 1 and Lot 7 of Block 2. Move the hydrant proposed for Lot 25, Block 2 to lot 27, Block 2. 
Also, move the hydrant proposed for Lot 12, Block 3 to Lot 14, Block 3. 

PUBLIC SERVICE COMPANY 
John Salazar 

5/9/96 
244-2781 

GAS & ELECTRIC: Require 15' front-lot, multi-purpose easement at the front of all lots. 
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U.S. WEST 
Max Ward 

5113196 
244-4721 

For timely telephone service, as soon as you have a plat and power drawing for your housing development, please ...... . 
MAIL COPY TO: AND CALL THE TOLL-FREE NUMBER FOR: 
U.S. West Communications 
Developer Contact Group 
P.O. Box 1720 
Denver, CO 80201 

We need to hear from you at least 60 days prior to trenching. 

CITY PROPERTY AGENT 
Steve Pace 
No plat to review. 

Developer Contact Group 
1-800-526-3557 

5113196 
256-4003 

T C I CABLEVISION 5113196 
Glen Vancil 245-8777 
1. We require the developer to provide, at no charge to TCI Cablevision, an open trench for cable service where 

underground service is needed and when a roadbore is required, that too must be provided by the developer. 
The trench and/or roadbore may be the same one used by other utilities so long as there is enough room to 
accommodate all necessary lines. 

2. We require developer to provide, at no charge to TCI Cablevision, fill-in of the trench once cable has been 
installed in the trench. 

3. We require developers to provide, at no charge to TCI Cablevision, a 4" PVC conduit at all utility road 
crossings where cable TV will be installed. This 4" conduit will be for the sole use of cable television 

4. Should your subdivision contain cul-de-sac's the driveways and property lines (pins) must be clearly marked 
prior to the installation of underground cable. If this is not done, any need to relocate pedestals or lines will 
be billed directly back to your company. 

5. TCI Cablevision will provide service to your subdivision so long as it is within the normal cable TV service 
area. Any subdivision that is out of the existing cable TV area may require a construction assist charge, paid 
by the developer, to TCI Cablevision in order to extend the cable TV service to that subdivision. 

6. TCI will normally not activate cable service in a new subdivision until it is approximately 30 developed. 
Should you wish cable TV service to be available for the first home in your subdivision it will, in most cases, 
be necessary to have you provide a construction assist payment to cover the necessary electronics for that 
subdivision. 

CITY DEVELOPMENT ENGINEER 5115196 
JodyKiiska 244-1591 
1. Ridge Drive need to go through to 27 Yz Road and line up with existing Ridge Drive. This is an important 

circulation link in the area, providing access from the neighborhoods to the Matchett property (future park and 
a school). 

2. The narrative refers to continuing the 3 foot wide sidewalks. Detached walks are acceptable, but must meet 
current City Standards for width of 4.5 feet for a residential street. 

3. A checklist for the Preliminary Major Drainage Basin Map is attached with areas to be addressed circled in 
red. On both the map and in the drainage report, please identify and indicate existing irrigation ditches and 
structures. 

4. Basin A, the church site, will be required to provide its own detention rather than utilizing the roadside ditch. 
5. In the drainage report, please indicate maintenance of the pond and outlet structure will be the responsibility 

ofthe HOA. 
6. Were any previous drainage studies done for this area? 
7. The rational method is limited to areas of 25 acres or less by City SWMM. If the church is considered 

separately, then the rational method may be approved for the remainder of the property. 
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8. The drainage report referenced the wrong document. The City published the SWMM manual two years ago 
and it available for purchase. 

9. Please look at regrading the cul-de-sac on the west so it does not drain to 28 Road. V-pans in swales along 
backyards cause us great maintenance and access difficulties and often don't function after homeowners fill 
in swales, rip out concrete and build sheds over the drainage. 

10. Please show location of South Piazza in relation to proposed intersection with Cortland. The street must either 
line up or be offset 300'. 

11. Improvements to Cortland will require intersection to line up with Cortland Court. Please detail the treatment 
of the irrigation ditch along existing Cortland. 

CORPS OF ENGINEERS 5/13/96 
Randy Snyder 243-1199 
Based on my site inspection on May 8, 1996, wetlands are present on the property proposed for development. In 
accordance with Section 404 of the Clean Water Act, a Department of the Army permit is required for any excavation 

·or discharge (including mechanized land clearing) of dredged or fill material in waters of the United States. Within 
the context of Section 404, "waters ofthe United States" are defined as the territorial seas; perennial and ephemeral 
streams; lakes, ponds, impoundments; and wetlands. Federal law requires that any individual or entity proposing to 
excavate or discharge into waters of the United States obtain a Department of the Army permit PRIOR to commencing 
just work. To aid the applicant, we have enclosed a list of wetland consultants who routinely perform wetland 
delineations and are familiar with the Section 404 permit process. 

We have assigned number 199675222 to this project. 

GRAND VALLEY WATER USERS 5/16/96 
Richard Proctor 242-5065 
Grand Valley Project Lateral 2B crosses the full width of the northern edge of the proposed development south of 
Cortland Avenue (F 3/4 Road). Lateral2B is an underground pipeline. The Grand Valley Water Users' Association 
requires a 30 foot wide, 15 feet either side of the centerline of the Lateral2B pipeline, right-of-way for said lateral. 
Also, required is 20 foot right-of-way surrounding pipeline manhole structures. Said right-of-way shall be free of 
building structures and trees. This right-of-way was granted to the Association and the United States when the 
Subscription for Stock documents was signed as recorded in Book 130 Page 56 at the Mesa County Clerk and 
Recorders Office. The developers will need to contact the Association concerning the delivery point of their allotted 
irrigation water for the property. 

CITY COMMUNITY DEVELOPMENT 
Bill Nebeker 
NOTES: Cortland Avenue is spelled without a "u". 

5/16/96 
244-1447 

Other than the private open space, which does not appear to be useful for any active recreation, the intent of the 
Planned Residential zoning has been ignored. There are no special features proposed that make this subdivision a 
planned development. 

1. The Preliminary Plan does not meet some specification sin the SSID manual. 
a. Scale must be 1" + 20', 30', 40' or 50' -not 60'. 
b. Relabel Preliminary Site Plan as Preliminary Plan 
c. Preliminary Plan is missing Title block with names, titles, preparation and revision dates. 
d. Utility vendors to site not listed 
e. Existing lots not shown. Adjacent lots now shown to the north and south. South Piazza right-of-way 

not shown on plat. 
f. Existing drainage system in Cortland A venue not shown. 

2. A portion of this site is located in the Airport Critical Zone, which contrary to the general project report is not 
compatible, but requires a Special Use Permit (SUP) for residential densities less than 4 units per acre and for 
the church. A SUP will be required at the time of final plan approval and at the time of construction of the 
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church. Please note that the church will not be allowed to have a school (other than typical religious Sunday 
School) because of the Airport Critical Zone. The Airport Critical Zone boundary shall be placed on the 
preliminary plan. 

3. A portion of the site is zoned RSF-4 not PR-7.2. This area shall be rezoned to be compatible with the 
remainder of the subdivision at the time of final plan approval, or this portion of the site shall be compatible 
with the RSF-4 zone. The zoning line between the two zones shall be shown on the preliminary plan. (A legal 
description will be needed for the area zoned RSF-4 before this rezoning may occur.) The PR-7.2 may also 
be required to be rezoned at the time of final plan approval to be consistent with the densities required due to 
the Airport Critical Zone. 

4. It appears that Ridge Drive was intended to be extended through to this subdivision when Spring Valley 
Filing #6 was platted. The two subdivisions should be tied together. Connect Ridge Drive in Spring Valley 
to the Ridge Drive in the Knolls. · 

5. Ridge Drive must be renamed past the required intersection with Ridge Drive in Spring Valley, i.e. the 
north/south portion of Ridge Drive must be renamed. Also rename West and East Ridge Court to alternate 
names (there is already a Ridge Court in the City). If you want street name suggestions contact Ronnie 
Edwards in our office. 

6. Hollow Drive shall be extended to access the parcel directly to the south. This extension may be exchanged 
with the East Hollow Court extension to the parcel to the west with the existing house. (Access to the larger 
parcel to the south is a more critical need and has more potential for development than the lot to the west. 
Future access to the lot to the west can be provided from the parcel to the south.) 

7. There appears to be a spacing problem between Ridge Drive where it connects with Cortland Avenue and 
South Piazza in the subdivision to the north. The Knolls subdivision should be redesigned to maintain 300' 
spacing between streets or so they align. 

8. Pedestrian/bicycle connections should be made throughout the development. Where required pedestrian 
easements shall be 12 feet wide with a 1 0' wide typical concrete path. the residential site should be connected 
with the church with a path. I recommend that the connection be from West Ridge Court. A path should 
connect East Ridge Court with Cortland A venue and East Hollow Court with Ridge Drive. 

9. The private open space has very limited access. At a minimum a 12' wide pedestrian easement and 1 0' path 
shall be provided somewhere near the east end of the open space. 

10. Common usable open space/recreation area is required. 
11. A revised phasing plan must be submitted to reflect the above comments. 
12. Since this subdivision is adjacent to and attaches with Spring Valley, which has detached sidewalks, I strongly 

recommend that detached sidewalks be included in this subdivision. They require a little extra right-of-way 
but add so much to the aesthetics of the subdivision (compare the feeling of driving through Spring Valley 
(detached sidewalks) with Bell Ridge (attached sidewalks), the subdivision to the west. 

CITY COMMUMTY DEVELOPMENT 
Rhonda Edwards 

5/16/96 
244-1430 

The name "Ridge Court" cannot be used is it is a duplication. See Section 5-3-4.A.13 of the Zoning and Development 
Code. I would suggest a related name with a new prefix. 

CITY UTILITY ENGINEER 
Trent Prall 

5/15/96 
244-1590 

Horizontal alignment of sewers appears adequate, more comments on final submittal. The City of Grand Junction 
Utility Division has no other objections to preliminary plan. 

CITY PARKS & RECREATION 
Shawn Cooper 
1. Allow better access to open space to north and east. 
2. Connect the two pieces of Ridge Road. 

5/17/96 
244-3869 

3. Provide pedestrian and bike access from East Hollow Court to Ridge Road. 
4. Open West Ridge Court to Cortland and line up with street to north. 
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5. Preserve more of the existing trees into the open space and create a more usable area. 
6. Parks & Open Space fees- 81 units@ $225 = $18,225. 

LATE COMMENTS 

MESA COUNTY SCHOOL DISTRICT #51 
Lou Grasso 
SCHOOL - CURRENT ENROLLMENT I CAPACITY - IMPACT 
Orchard Avenue Elementary - 389 I 375 - 20 
East Middle School- 415 I 465 - 10 
Grand Junction High School - 1674 I 1630 - 14 

TO DATE. COMMENTS NOT RECEIVED FROM: 
City Attorney 
Mesa County Planning 
U.S. Postal Service 

5120196 
242-8500 



DEPARTMENT OF THE ARMY 
U.S. ARMY ENGINEER DISTRICT, SACRAMENTO 

CORPS OF ENGINEERS 
1325 J STREET 

REPLY TO 
ATTENTION OF 

SACRAMENTO, CALIFORNIA 95814·2922 

May 13, 1996 

Regulatory Branch (199675222) 

Mr, Michael Drollinger 
City of Grand Junction 
250 North 5th Street 
Grand Junction, Colorado 81501 

Dear Mr. Drollinger: 

?Po/ /6 --II t 

We are responding to your written request for comment on The 
Knolls. The project is located within Section 1, Township 1 
South, Range 1 West, Mesa County, Colorado. 

Based on my site inspection on May 8, 1996, wetlands are 
present on the property proposed for development. In accordance 
with Section 404 of the Clean Water Act, a Department of the Army 
permit is required for any excavation or discharge (including 
mechanized land clearing) of dredged or fill material in waters 
of the United States. Within the context of Section 404, "waters 
of the United States" are defined as the territorial seas; 
perennial and ephemeral streams; lakes, ponds, impoundments; and 
wetlands. Federal law requires that any individual or entity 
proposing to excavate or discharge into waters of the United 
States obtain a Department of the Army permit prior to commencing 
just work. To aid the applicant, we have enclosed a list of 
wetland consultants who routinely perform wetland delineations 
and are familiar with the Section 404 permit process. 

We have assigned number 199675222 to this project. Please 
refer to this number in any correspondence with this office. If 
you have any questions, please write to me or telephone (970) 
243-1199. 

Enclosure 

~erelS,1~ 
Ran~nyder 
Project Manager 
Ecologist 
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Copy Furnished: 

Mr. Robert C. Knapple, 650 Round Hill Drive, Grand Junction, 
Colorado 81506 w/Enclosure 
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Preliminary Plan - The Knolls 
PP-96-111 
Review Comments 
Staff: Bill Nebeker 

Notes: Cortland Avenue is spelled without a "u". 

Other than the private open space, which does not appear to be useful for any 
active recreation, the intent of the Planned Residential zoning has been ignored. 
There are no special features proposed that make this subdivision a planned 
development. 

PRELIMINARY SITE PLAN 
1. The Preliminary Plan does not meet some specifications in the SSID manual. 

a. Scale must be 1" = 20', 30' 40' or 50' not 60'. 
b. Relabel Preliminary Site Plan as Preliminary Plan 
c. Preliminary Plan is missing Title block with names, titles, preparation and 

revision dates. 
d. Utility vendors to site not listed. 
e. Existing lots not shown. Adjacent lots not shown to the north or south. 

South Piazza right-of-way not shown on plat. 
f. Existing drainage system in Cortland A venue not shown. 

2. A portion of this site is located in the Airport Critical Zone, which contrary to the 
general project report is not compatible, but requires a Special Use Permit (SUP) 
for residential densities less than 4 units per acre and for the church. A SUP will 
be required at the time of final plan approval and at the time of construction of 
the church. Please note that the church will not be allowed to have a school 
(other than typical religious Sunday School) because of the Airport Critical Zone. 
The Airport Critical Zone boundary shall be placed on the preliminary plan. 

3. A portion of the site is zoned RSF-4, not PR 7.2. This. area shall be rezoned to be 
compatible with the remainder of the subdivision at the time of final plan 
approval, or this portion of the site shall be compatible with the RSF -4 zone. The 
zoning line between the two zones shall be shown on the preliminary plan. (A 
legal description will be needed for the area zoned RSF-4 before this rezoning 
may occur.) The PR 7.2 may also be required to be rezoned at the time of final 
plan approval to be consistent with the densities required due to the Airport 
Critical Zone. 

4. It appears that Ridge Drive was intended to be extended through to this 
subdivision when Spring Valley Filing #6 was platted. The two subdivisions 
should be tied together. Connect Ridge Drive in Spring Valley to the Ridge 
Drive in the Knolls. 



5. Ridge Drive must be renamed past the required intersection with Ridge Drive in 
Sprmg Valley, i.e. the north/south portion of Ridge Drive must be renamed. Also 
rename West and East Ridge Court to alternate names. (There is already a Ridge 
Court in the City.) If you want street name suggestions contact Ronnie Edwards 
in our office. 

6. Hollow Drive shall be extended to access the parcel directly to the south. This 
extension may be exchanged with the East Hollow Court extension to the parcel 
to the west with the existing house. (Access to the larger parcel to the south is a 
more critical need and has more potential for development than the lot to the 
west. Future access to the lot to the west can be provided from the parcel to the 
south.) 

7. There appears to be a spacing problem between Ridge Drive where it connects 
with Cortland Ave. and South Piazza in the subdivision to the north. The Knolls 
subdivision should be redesigned to maintain 300' spacing between streets or so 
they align. 

8. Pedestrian/bicycle connections should be made throughout the development. 
Where required pedestrian easements shall be 12 feet wide with a 10' wide 
typical concrete path. The residential site should be connected with the church 
with a path. I recommend that the connection be from West Ridge Court. A path 
should connect East Ridge Court with Cortland A venue and East Hollow Court 
with Ridge Drive. 

9. The private open space has very limited access. At a minimum a 12' wide 
pedestrian easement and 1 0' path shall be provided somewhere near the east end 
ofthe open space. 

10. Common usable open space/recreation area is required. 

11. A revised phasing plan must be submitted to reflect the above comments. 

12. Since this subdivision is adjacent to and attaches with Spring Valley which has 
detached sidewalks, I strongly recommend that detached sidewalks be included in 
this subdivision: They require a little extra right-of-way but add so much to the 
aesthetics of the subdivision. (Compare the feeling of driving through Spring 
Valley (detached sidewalks) with Bell Ridge (attached sidewalks) subdivision to 
the west.) 

13. It's not clear if the church site is included in this subdivision. If it is not, it shall 
be included. 



RESPONSE TO REVIEW COMMENTS 

May 23, 1996 

Title: THE KNOLLS, Preliminary Plan 

File No: PP-96-111 

Location: SE of 27 1/2 Road and Cortland Ave. 

The following agency comments were informational in nature and do not require a specific 
response: 

CITY POLICE DEPARTMENT 
UTE WATER 
PUBLIC SERVICE COMPANY 
U.S. WEST 
CITY PROPERTY AGENT 
TCI CABLEVISION 
GRAND VALLEY WATER USERS 
UTILITY ENGINEER 

RESPONSE TO WALKER FIELD: 
An Aviation Easement will be prepared for recording with the Final Plat. 

The following statement will be included in the recorded Covenants, "The Knolls 
Subdivision lies within the Walker Field Airport Area of Influence. It is suggested that 
additional soundproofing insulation be incorporated within the construction of each 
dwelling". 

RESPONSE TO FIRE DEPARTMENT: 
The requested hydrant location changes will be incorporated within the final construction 
plans. 

RESPONSE TO DEVELOPMENT ENGINEER: 
1 . Also see response to Community Development Department. 

2. The final street construction plans will indicate a 4.5 foot wide detached sidewalk 
around the cul-de-sac at the end of existing Ridge Drive. 

3. The Preliminary Drainage Map has been revised to depict requested information. The 
existing irrigation ditch adjacent to Cortland Avenue is abandoned and not used. It was 



replaced with an underground irrigation pipe several years ago. 

4. The Final Drainage plans will include a separate detention facility for the Church site. 

5. The Drainage Report has been revised to indicate maintenance of the pond and outlet 
control structure to be by the Home Owner's Association. Also the incorrect reference 
cited in the report has been changed. 

6. The Grading Plan has been modified to regrade the site so that storm water does not 
enter 27 1/4 Road near the Church site. An additional storm sewer has been added to 
carry the runoff to the existing draw area. 

7. The centerline of South Piazza is shown on the Preliminary Plan and it is 240 feet west 
-of the proposed intersection on Cortland Avenue. South Piazza is not constructed to any 
past or current City street standard. It has an approximate 20 foot divided median, this 
might cause confusion in crossing Cortland Avenue from a standard local street section 
to a divided street section. A vehicle will have to cross Cortland Avenue diagonally in 
order to stay in the proper travel Jane. If it is determined by the Planning Commission that 
the t'M:> streets must line up a Revised Preliminary Plan will be submitted with the final plat 
for the first phase. 

RESPONSE TO CORPS OF ENGINEERS: 
A wetlands declination study will be provided with the next Final Plan review process. 
Development plans do not call for any disturbance to the area where wetlands may exist 
on the property. 

RESPONSE TO COMMUNITY DEVELOPMENT: 

It is not the intention of the applicant to provide housing in a true "planned unit 
development" (PUD) concept, but, to meet current market demands for a more traditional 
type of development setting. The proposal is compatible with the existing single family 
development found on adjoining properties. Most of the subject property is zoned PUD. 
It is the applicants position that there may have been an error in establishing the PUD 
zoning in the early 1980's, particularly with the substantial changes which have occurred 
in the surrounding neighborhood since the adoption of the existing zone. Also since the 
time existing zoning for the property was established the City has adopted new land use 
regulations for development in and around Walker Field airport operations, such as, the 
establishment of the "Airport Critical Zone" which limits residential densities to no more 
than 4.0 dwelling units per acre. 

During the review process for the Preliminary Plan it came to the attention of the applicant 
that there is a tremendous demand in Grand Junction for a "gated", upscale, single family 
development. It is the applicants desire to respond to this demand by modifying the initial 
application under current consideration to include a gated community with only one single 
access point on Cortland Avenue. 
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It is the applicant's understanding that it is the Community Development and the 
Engineering Departments position to require the extension of existing Ridge Drive across 
The Knolls property to connect with the portion of Ridge Drive west of 27 1/4 Road. The 
applicant would request that the staff reconsider their position based on the following: 

A. Since the average daily trips that would use the Ridge Drive extension would 
exceed '1 ,000, the City's street standards would require Ridge Drive to be 
designated an Urban Residential Collector. 

B. The City discourages direct driveway access onto Collector streets. A 
windshield survey was conducted and it revealed the existence of 12 private 
driveways on the constructed portions of Ridge Drive east of The Knolls property. 

C. It has been suggested by staff that the Ridge Drive extension would be 
necessary to provide access to the Matchett property because one of the planned 
uses include a school site. Since The Knolls is located more than one mile from the 
Matchett site, School District 51 will bus children to planned school site. 

D. Certain geometric standards have been established by the City, and others, 
these standards for collector streets are presented in tabular formate as follows: 

AGENCY DESIGN MIN. 
SPEED CENTER-
(mph) LINE RADIUS 

City of Grd. Jet. 1 30 300 

ASCE 2 35 300 

AASHTO 3 40 510 

MESA COUNTY 30 375 

RIDGE DRIVE, EAST posted 25 250 

1 Transportation Engineering Design Standards DRAFT, Jan. 1995 

2 American Society of Civil Engineers 

3 American Association of State Highway Officials 
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The planned Private Open Space is intended to be utilized in a number of ways: 

1. Wildlife habitat and wetlands preservation 
2. Irrigation Water Storage 
3. Storm water management facilities. 
4. Formalized landscape area with passive recreational uses. 

Due to the nature of the application, a revised Preliminary Plan will be submitted in 
conjunction with the Final Plan submittal for the first phase of development. Any 
conditions of approval established by the Planning Commission together with other 
Community Development comments will be incorporated in the Revised plan. 

RESPONSE TO CITY PARKS AND RECREATION: 
A pedestrian pathway meet current City standards will be included as part of the 
development plan between the planned cul-de-sac on Ridge Drive and the Private Open 
Space in the draw area. 



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. 

2. A deposit of $50.00-per sign is required at the time the sign is picked up. 
3. You must call for utility locates before posting the sign. Mark the location where you wish 

to place the sign and call1-800-922-1987. 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. 

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. 

ave read the above information and agree to its terms and conditions. 

FILE #/NAME 

. \\S 
~k~~t \) ¥Y 

..J;ift/1 fj_ds~ATE ~ 
j?P- 9&-II I ' RI;GEIPT # @3d. 

~ //a . 1-Fl?~~:l~ WCl-y ..;Jr. 
PETITIONER/REPRESENTATIVE: ~~L7 ?t I 'rt5o3 PHONE u .;<.5'3-II II 
DATE OF HEARING: ____ ~ ____ 

7 
__ ft:'/POST SIGN(S) BY: _$~~)')~~ 

DATE SIGN(S) PICKED-UP--=s;:;_· -fl-"dt1=-· =-r-1-.c-9_.0~--- RETURN SIGN(S) BY: /~=I :1~ 
I I 

DATE SIGN(S) RETURNED ___ ____lg~_......:.f._~__;;__£_V_______ RECEIVED BY: ~ 

(If LjO{){J~ e:,1{) 



May 29, 1996 

Thomas Logue 
1225 South 7th Street 
Grand Junction, CO 81501 

Re: The Knolls Preliminary Plan 

Dear Tom: 

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 

In accordance with Section 6-7-4 of the Grand Junction Zoning and Development Code, The 
Knolls Preliminary Plat has been withdrawn from the June 4, 1996 Planning Commission hearing. 
The reason for this withdrawal is the failure to submit satisfactory responses to Community 
Development Department review comments. Listed below are the comments that were not 
addressed. 

1. A revised preliminary plan was not submitted with any of the required changes. 

2. No response was received for the following Community Development Department 
comments: #1a-f(SSID requirements), 2 (Airport Critical Zone Boundaries), 3 (RSF-4 
zoning line), 5 (Revised Street Names), 6 (East Hollow Court extension), 8 
(bicycle/pedestrian connections), 9 (limited access to private open space), 11 (revised 
phasing), 12 (detached sidewalks) or 13 (including church within subdivision). 

NOTE: Numbered responses to Development Engineer comments do not correspond with 
numbered review comments. 

Please make necessary corrections and resubmit four sets of responses to our department no later 
than June 21, 1996 to be scheduled for the July 9, 1996 Planning Commission hearing. A $50 
readvertising fee is also required. If a gated community is proposed I suggest you not resubmit 
until the revised preliminary is ready. A preapplication conference will be required for a revised 
preliminary. If you have any questions please call me at 244-1447. 

Sincerely, 

5~~ 
Bill Nebeker 
Senior Planner 

c: Robert C. Knapple 
St. Matthew's Episcopal Church 
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Preliminary Plan - The Knolls 
PP-96-111 
Review Comments 
Staff: Bill Nebeker 

-----

Notes: Cortland Avenue is spelled without a "u". 

Other than the private open space, which does not appear to be useful for any 
active recreation, the intent of the Planned Residential zoning has been ignored. 
There are no special features proposed that make this sub~ivision a planned 
development. 

PRELIMINARY SITE PLAN 
1. · The Preliminary Plan does not meet some specifications in the SSID manual. 

a. Scale must be 1" = 20', 30' 40' or 50' not -60'. 
b. Relabel Preliminary Site Plan as Preliminary Plan 
c. Preliminary Plan is missing T.itle block with names, titles, preparation and 

revision dates. 
d. Utility vendors to site not listed. 
e. Existing lots not shown. Adjacent lots not shown to the north or south. 

South Piazza right-of-way not shown on plat. 
f. Existing drainage system in Cortland A venue not shown. 

2. A portion of this site is located in the Airport Critical Zone, which contrary to the 
general project report is not compatible, but requires a Special Use Permit (SUP) 
for residential densities less than 4 units per acre and for the church. A SUP will 
be required at the time of fmal plan approval and at the time of construction of 
the church. Please note that the church will not be allowed to have a school 
(other than typical religious Sunday School) because of the Airport Cr:itical Zone. 
The Airport Critical Zone boundary shall be placed on the preliminary plan. 

3. A portion of the site is zoned RSF-4, not PR 7.2. This.area shall be rezoned to be 
compatible with the remainder of the subdivision at the time of final plan 
approval, or this portion of the site shall be compatible with the RSF-4 zone. The 
zoning line between the two zones shall be shown on the preliminary plan. (A 
legal description will be needed for the area zoned RSF-4 before this rezoning 
may occur.) The PR7.2 may also be required to be rezoned at the time offmal 
plan approval to be consistent with the densities req~ired due to the Airport 
Critical Zone. 

4. It appears that Ridge Drive was intended to be extended through to this 
subdivision when Spring Valley Filing #6 wa5 platted. The two subdivisions 
should be tied together. Connect Ridge Drive in Spring Valley to the Ridge 
Drive in the Knolls. 
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5. Ridge Drive must be renamed past the required intersection with Ridge Drive in 
Spritig Valley, i.e: 'the northfsouth portion of Ridge Drive must be renamed. Also 
rename West and East Ridge Court to alternate names. (There is already a Ridge 
Court in the City.) If you want street name suggestions contact Ronnie Edwards 
in our office. 

6. Hollow Drive shall be extended to access the parcel directly to the south. This 
extension may be exchanged with th~ East Hollow Court extension to the parcel 
to the west with the existing house. (Access to the larger parcel to the south is a 
more critical need and has more potential for development than the lot to the 
west. Future access to the lot to the west can be provided from the parcel to the 
south.) 

7. There appears to be a spacing problem between Ridge Drive where it connects 
with Cortland Ave. and South Piazza in the subdivision to the north. The Knolls 
subdivision should be redesigned to maintain 300' spacing between streets or so 
they align .. 

8. Pedestrian/bicycle connections should be made throughout the development. 
Where required pedestrian easements shall be I2 feet wide with a IO' wide 
typical concrete path. The residential site should be connected with. the church 
with a path. I recommend that the connection be from West Ridge Court. A path 
should connect East Ridge Court with Cortland A venue and East Hollow Court 
with Ridge Drive. 

9. The private open space has very limited access. At a minimum a I2' wide 
pedestrian easement and I 0' path shall be provided somewhere near the east end 
ofthe open space. 

I 0. Common usable open space/recreation area is required. 

11. A revised phasing plan must be submitted to reflect the above comments. 

12. Since this subdivision is adjacent to and attaches with Spring Valley which has 
detached sidewalks, I strongly recommend that detached sidewalks be included in 
this subdivision: They require a little extra right-of-way but add so much to the 
aesthetics of the subdivision. (Compare the feeling of driving through Spring 
Valley (detached sidewalks) with Bell.Ridge (attached sidewalks) subdivision to 
the west.) 

13. It's not clear if the church site is included in this subdivision. If it is not, it shall 
be included. 



June 21, 1996 

Bill Nebeker, Sr. Planner 
City of Grand Junction 
Community Development Dept. 
250 North 5th Street 
Grand Junction, CO 81501 

RE: THE KNOLLS PRELIMINARY PLAN 

Dear Bill: 

RECEIVE: G?~~m JUNCTION 
PLAN~l~~ O~~ARTMENT 

• I 

~.tUI i £. I W , 

Attached are four sets of a revised Preliminary Plan in response to comments contained within 
your letter dated May 29, 1996. The following has been incorporated within the revised plan: 

1. The plan has been redrawn to a scale of 1" = 50'. 
2. The plan has been relabeled from "Preliminary Site Plan" to read Preliminary Plan. 
3. The title block has been revised to include the developer's and preparer's name and 
address. 
4. A directory of utility providers has been added to the plan. 
5. All existing lots within 250 feet of the property boundary are now shown on the plan. 
6. The Airport Critical Zone Boundary has been added to the plan. 
7. The street names have been revised. 
8. A pedestrian pathway has been added between Ridge Drive and the planned private 
open space. 
9. The private open space has been reconfigured to allow for increased pedestrian access. 
10. Even though the Church Site was included within the property as described in the 
initial submittal a lot and block number for the site has been added to the plan. 

The street cross section for the Ridge Drive extension to the cul-de-sac will match those which 
exist. With the exception ofthe sidewalk width, which will be increased to 4.5 feet. All other 
internal street sections will be constructed to the City's current standard for local streets. 

As you review the Preliminary Plan it will become apparent that a street stub to the south is not 
indicated. A stub to the adjoining property south east of The Knolls remains in place. This stub 
will eliminate the need for an existing driveway onto 27 112 Road which currently does not have 
good sight distance. It the desire ofMr. Knapple to further discuss this issue with the Planning 
Commission in conjunction with the Ridge Drive extension. 



We hope that your concerns have been addressed. If you have any further questions feel free to 
contact me at any time. 

Respectfully, 

;f/;t?Wa~c/c 
Thomas A.~~ U 
xc: Bob Knapple 



STAFF REVIEW- PLANNING COMMISSION REPORT- JULY 9, 1996 HEARING 

FILE: 
DATE: 
STAFF: 

PP-96-111 
June 26, 1996 
Bill Nebeker 

REQUEST: Preliminary Plan for a 82 lot subdivision in a Planned Residential (PR -7 .2) 
and RSF -4 zone 

LOCATION: 
APPLICANT: 

Southeast comer of27 1/2 Road and Cortland Avenue (F 3/4 Road) 
Robert C. Knapple 

EXECUTIVE SUMMARY: 

The applicant proposes a 82 lot subdivision with 81 homes and 1 lot for a church on a 33.9 acre 
site, previously known and approved as Onion Hill. The approved Onion Hill plan has lapsed but 
the Planned Residential zoning remains. The new proposal calls for the relocation of the church 
site from the interior of the development to the southeast comer of 27 112 Road and Courtland 
A venue. Staff recommends denial of this preliminary plan because it fails to provide a desired 
roadway connections, including the connection of Ridge Drive and the provision of a stub street to 
the vacant developable parcel to the south. 

EXISTING LAND USE: 

PROPOSED LAND USE: 

SURROUNDING LAND USE: 
NORTH: 
SOUTH: 
EAST: 
WEST: 

EXISTING ZONING: 

SURROUNDING ZONING: 
NORTH: 
SOUTH: 
EAST: 
WEST: 

Vacant 

81 single family lots and church site 

Single Family homes & Church 
Vacant 
Single Family homes 
Single Family homes 

PR-7.2 & RSF-4 

RSF-4&PR-8 
RSF-4 
RSF-4 
PR-4, RSF-4, PR 1.9 
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RELATIONSHIP TO COMPREHENSIVE PLAN: 

The preferred alternative for the Growth Plan (Concentrated Urban Growth) shows Residential 
Medium-Low Density (2-3.9 dwellings per acre) for this site. 

STAFF ANALYSIS: 

The applicant is proposing an 82 lot Planned Residential development for 81 single family homes 
and a church site. The 33.9 acre site was formerly known as "Onion Hill" which first received a 
change of zoning in 1980 and in 1983 was the subject another development proposal. The plan was 
never completed and lapsed. The PR 7.2 zoning remains on the site. The southern portion of the 
site is zoned RSF-4. 

Although the PR zoning permits a density of 7.2 dwellings per acre, the majority of this site falls 
within the Airport Critical Zone which limits the residential density to under four dwellings per 
acre with a Special Use Permit. Densities higher than 4 per acre are incompatible with the Critical 
Zone, per Section 5-11-3 ofthe Zoning and Development Code. Proposed density for the site is 2.4 
dwellings per acre with lots ranging in size from 10,250 square feet to 14,000 square feet. The 
applicant has indicated to staff that if the preliminary plan is approved as proposed, with Ridge 
Drive within the Spring Valley subdivision to the south not connecting with Ridge Drive in this 
subdivision, then a revised preliminary plan will be submitted proposing a gated community for all 
but the development adjacent to Spring Valley. The gated community concept is, however, not part 
of this development approval request. 

The preliminary plan has been revised since the original submittal to respond to some of staff's 
comments, however, there are a number of items which have to date not been addressed and are 
discussed in detail below: 

1. The Ridge Drive Connection 

2. Stub Street to Property South of Subject Parcel 

3. Design and Function of Proposed Open Space 

Ridge Drive Connection 

The first issue is the Ridge Drive (F 112 Road) extension through this subdivision. Ridge Drive is a 
designated collector street on the City's Proposed Street Classification Map and is an important 
circulation link in this area. It provides access from the subject parcel and the neighborhoods to the 
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west to the Matchett property to the east (located at approximately 28 114 Road), where a future 
park and school are planned. The planned extension of Ridge Drive through the Grand View 
Subdivision would provide access directly to the future park and school. 

Except for a small portion of required right-of-way and improvements still to be constructed near 
15th Street, Ridge Drive is the only through street north of Patterson Road between 12th Street (27 
Road) and 28 Road. Ridge Drive is not intended to serve as a major east-west corridor. However, 
the roadway gives inter-neighborhood trips and traffic desiring to access the future park and school 
site or nearby subdivisions a route which avoids the need to use Patterson Road or a more 
circuitous route through other residential streets not designed as collectors. Patterson Road, 
designated a principal arterial, is by definition not designed to serve inter-neighborhood trips. 
Traffic projections indicate that Patterson Road will be functioning near or at capacity by the Year 
2015 just by accommodating through-trips. The function and capacity of this important east-west 
arterial can not be compromised by the need to accommodate local trips. 

The connection of Ridge Drive may spur concerns regarding increased traffic volumes and traffic 
speeds. There are physical design elements which could by incorporated into the design of Ridge 
Drive through The Knolls and retrofitted on other sections of the roadway to reduce traffic speeds. 
The term "traffic calming" is used to describe physical design elements of a street which serve 
reduce traffic speeds while maintaining or improving vehicular safety. Traffic calming and 
suggested traffic calming measures to incorporate into the Ridge Drive design, such as 
roundabouts, will be presented at the hearing. Staff believes that an evaluation of the need for 
traffic calming and the installation of appropriate traffic calming elements should be a requirement 
of The Knolls approval. 

Stub Street to South 

The applicanthas also failed to provide an important link to a 25 acre vacant, RSF-4 zoned parcel 
to the south of the subject site. Without access to this parcel from The Knolls subdivision, future 
development on this parcel will be forced to access 27 112 Road only, since the parcel is already 
surrounded on two sides by homes in the Spring Valley subdivision. Also, access to The Knolls 
permits an inter-neighborhood linkage of benefit to all transportation modes. 

Rather than providing access to the 25 acre parcel, the applicant has proposed a full street stub to a 
property to the west with an existing single family home (known as Lot 1 of the St. Matthews 
Episcopal Church Subdivision). Although access from The Knolls site to this parcel is desirable 
because it eliminates a driveway with sight distance limitations on 27 112 Road, a private drive 
from The Knolls rather than a stub street would be sufficient. 

Open Space Design and Function 

The private open space has been modified from the original submittal to provide greater access to 
the subdivision, however, there is little active recreation area which will be available to the 
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subdivision residents. The passive open space presently proposed serves only to preserve existing 
natural features. The applicant should be required to demonstrate how the present subdivision 
design provides for active open space. 

Church Site 

St. Matthew's Episcopal Church owns an approximately 5 acre site interior to this subdivision. The 
church is swapping the interior site for the 4.7 acre site at the corner. The swap makes sense so as 
to develop the church on 27 112 Road, a collector street, rather than interior to the neighborhood. 
Activities for the church will be limited due to the Airport Critical Zone, which allows churches 
only with a Special Use Permit. Schools, as principal or accessory uses are not allowed in Airport 
Critical Zones. The lot for the church will be platted. Construction of the church is not proposed at 
this time. 

STAFF RECOMMENDATION: 

Denial of the Preliminary Plan because it fails to provide needed roadway linkages for Ridge Drive 
and to a 25 acre vacant parcel to the south of The Knolls. 

If Planning Commission approves this subdivision as proposed, staff recommends at a minimum 
that the following conditions be considered: 

1. A revised preliminary plan (with a revised phasing plan) be submitted for the entire project 
except for the lots fronting the existing section of Ridge Drive connects to Spring Valley 
Subdivision. (Phase I as originally proposed by the applicant.) 

2. The lots within Phase I be rezoned to PR-4 or RSF-4 at the time of final plat approval. A 
Special Use Permit will be required at final plan for those lots located within the Airport 
Critical Zone. 

3. A pedestrian link, a minimum of 12' wide with a 10' concrete path, open to the public, be 
provided between Ridge Drive in Phase I to the remainder of this subdivision. 

4. Roadway cross-sections shall be provided on the preliminary plan for: (a) local streets; (b) 
Ridge Drive, which shall include detached 4.5 ft sidewalks with vertical curbs; and (c) Cortland 
Avenue, which shall be designed to meet the City's collector street standard. 

5. The preliminary plan shall be revised to indicate the location of the irrigation ditch along 
Cortland A venue. 

6. A phasing plan with proposed development schedule shall be provided. 
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7. The preliminary plan shall be revised to correctly identify the Airport Critical Zone boundary. 

RECOMMENDED PLANNING COMMISSION MOTION: 

Mr. Chairman, on item 96-111 I move that we deny The Knolls preliminary plan based on 
the findings that the plan fails to provide needed roadway links for Ridge Drive and a to a 
25 acre vacant parcel to the south of the project site. 

h:\cityfil\ 1996\96111 pcr.doc 



City of Grand Junction 

Fax Cover Sheet 

DATE: July 9, 1996 TIME: 

TO: Tom Logue PHONE: 
FAX: 

FROM: Bill Nebeker ~r-J PHONE: 

RE: Revised Staff Report for The Knolls 

Number of pages including cover sheet: 6 

Message 

11:39AM 

242-5370 
245-7716 

244-1447 

Attached is the staff report for the Knolls that was revised while I was on vacation. If you have any 
questions please call or I'll see you at the hearing tonight. 



July 11, 1996 

City of Grand Junction 
Community Development Department 
250 North Fifth Street 
Grand Junction, CO 8150 I 

RE: THE KNOLLS SUBDIVISION 

Dear Staff 

RECEIVED GlWm JUNCTION 
PLAI'BING DEPARTMENT 

JUL 1 1 1996 

Consider this a request by the applicant, Mr. Robert C. Knapple, of the Knolls Subdivision, to 
schedule the Preliminary Plan for consideration of the Planning Commission's denial of the 
application by the City Council on their first meeting in August. 

Following is a change in the applicant's address: 

Robert C. Knapple 
O.P. Development Company, LLC. 

2421 Applewood Circle 
Grand Junction, CO 81503 

We would like to take this opportunity and thank you in advance for your timely response to our 
request. 

Respectfully, 

~tlf~f/,! 
Thomas A. Ug/e~Representative 

xc: Robert C. Knapple 
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Grand Junction Planning Deptartinent File # -PP-96-111 

We, the undersigned Residents of the City of Grand Junction, request 
that the street known as Ridge Drive not be made a through street from 
15th Street through to 28 Road. 

.NAME· ADDRESS DATE 
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Grand Junction Planning Deptartment File # PP-96-111 

We, the undersigned Residents of the City of Grand Junction, request 
that the street known as Ridge Drive not be made a through street from 
15th Street through to 28 Road. 
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We, the undersigned Residents of the City of Grand Junction, request 
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Grand Junction Planning Deptartment File # PP-96-111 

We, the undersigned Residents of the City of Grand Junction, request 
that the street known as Ridge Drive not be made a through street from 
15th Street through to 28 Road. 

NAME ADDRESS DATE 
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Grand Junctioti Planning Deptartment File # -PP~96-111 

We, the undersigned Residents of the City of Grand Junction, request 
that the street known as Ridge Drive not be made a through street from 
15th Street through to 2 8 Road. 
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We, the undersigned Residents of the City of Grand Junction, request 
that the street known as Ridge Drive not be made a through street from 
15th Street through to 2 8 Road. 
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Grand Junction Planning Deptartinent File # -PP:-96-111 

We, the undersigned Residents of the City of Grand Junction, request 
that the street known as Ridge Drive not be made a through street from 
15th Street through to 28 Roa~. 

.NAME ·ADDRESS DATE 
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We, the undersigned Residents of the City of Grand Junction, request 
that the street known as Ridge Drive not be made a through street from 
15th Street through to 28 Road. 
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Grand Junction-Planning Deptartment File# -PP_-96-111 

We, the undersigned Residents of the City of Grand Junction, request 
that the street known as Ridge Driv~ not be made a through street from 
15th Street through to 28 Roa~. 

. NAME ADDRESS DATE 
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PETITION 

CONCERNING: The Knolls Subdivision 
Grand Junction Planning Deptartment File # PP-96-111 

We, the undersigned Residents of the City of Grand Junction, request 
that the street known as Ridge Drive not be made a through street from 
15th Street through to 28 Road. 

NAME ADDRESS DATE 
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PETITION 

CONCERNING: The Knolls Subdivision 
Grand Junction Planning Deptartment File # PP-96-111 

We, the undersigned Residents of the City of Grand Junction, request 
that the street known as Ridge Drive not be made a through street from 
15th Street through to 28 Road. 

NAME ADDRESS DATE 

7-2- 9~ 
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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 

-NOTICE OF LAND USE APPLICATION 

DATE: AUGUST 7, 1996 TIME: 7:30 p.m. 

LOCATION: City Auditorium, 520 Rood Ave. 

A Land Use Application has been filed on property located near your's. 

This application will be heard at a Public Hearing before City Council on the above date. 

If you have any questions regarding this request, please contact the Grand Junction Community 
Development Department at 244-1430. THANK YOU. 

PP-96-111 PRELIMINARY PLAN- THE.:K;NOLLS SE CORNER 27 ~ ROAD & 
CORTLAND A VENUE 
Appeal of the Planning Commission decision denying the preliminary plan for 81 single family lots 
euid 1 church site on approximately 33.9 acres (overall density 2.42 units per acre) with zoning of 
PR-7. 2 (Planned Residential, 7.2 units per acre). 

' 

RECEIVED GIWm JtmC'l'ION 
PLANNING DEPARTMENT 

JUl 3 1 1995 

@ Printed on recycled p.iper 



STAFF REVIEW- CITY COUNCIL REPORT- AUGUST 7, 1996 HEARING 

FILE: 
DATE: 
STAFF: 
REQUEST: 

LOCATION: 
APPLICANT: 

PP-96-111 
August 1, 1996 
Bill Nebeker 

' Preliminary Plan for a 82 lot subdivision in a Planned Residential (PR-7.2) 
and RSF -4 zone 
Southeast comer of27 112 Road and Cortland Avenue (F 3/4 Road) 
Robert C. Knapple 

EXECUTIVE SUMMARY: 

The applicant proposes a 82 lot subdivision with 81 homes and 1 lot for a church on a 33.9 acre 
site, previously known and approved as Onion Hill. The approved Onion Hill plan has lapsed but 
the Planned Residential zoning remains. The new proposal calls for the relocation of the church 
site from the interior of the development to the southeast comer of 27 112 Road and Cortland 
A venue. Staff recommends denial of this preliminary plan because it fails to provide desired 
roadway connections, including the connection of Ridge Drive and the provision of a stub street to 
the vacant developable parcel to the south. 

EXISTING LAND USE: 

PROPOSED LAND USE: 

SURROUNDING LAND USE: 
NORTH: 
SOUTH: 
EAST: 
WEST: 

EXISTING ZONING: 

SURROUNDING ZONING: 
NORTH: 
SOUTH: 
EAST: 
WEST: 

Vacant 

81 single family lots and church site· 

Single Family homes & Church 
Vacant 
Single Family homes 
Single Family homes 

PR-7.2 & RSF-4 

RSF-4 & PR-8 
RSF-4 
RSF-4 
PR-4, RSF-4, PR 1.9 
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RELATIONSHIP TO COMPREHENSIVE PLAN: 

The preferred altemativ~ for the Growth Plan (Concentrated Urban Growth) shows Residential 
Medium-Low Density (2-3.9 dwellings per acre) for this site. 

STAFF ANALYSIS: 

The applicant is proposing an 82 lot Planned Residential development for 81 single family homes 
and a church site. The 33.9 acre site was formerly known as "Onion Hill" which first received a 
change of zoning in 1980 and in 1983 was the subject of another development proposal. The plan 
was never completed and lapsed. The PR 7.2 zoning remains on the site. The southern portion of 
the site is zoned RSF-4. 

Although the PR zoning permits a density of 7.2 dwellings per acre, the majority of this site falls 
within the Airport Critical Zone which limits the residential density to under four dwellings per 
acre with a Special Use Permit. Densities higher than 4 per acre are incompatible with the Critical 
Zone, per Section 5-11-3 of the Zoning and Development Code. Proposed density for the site is 2.4 
dwellings per acre with lots ranging in size from 10,250 square feet to 14,000 square feet. The 
applicant has indicated to staff that if the preliminary plan is approved as proposed, with Ridge 
Drive within the Spring Valley subdivision to the south not connecting with Ridge Drive in this 
subdivision, then a revised preliminary plan will be submitted proposing a gated community for all 
but the development adjacent to Spring Valley. The gated community concept is, however, not part 
of this development approval request. 

The preliminary plan has been revised since the original submittal to respond to some of staffs 
comments, however, there are three items which have not been resolved and are discussed in detail 
below: 

1. The Ridge Drive Connection 

2. Stub Stree~ to Property South of Subject Parcel 

3. Design and Function of Proposed Open Space 

Ridge Drive Connection 

The first issue is the Ridge Drive (F 112 Road) extension through this subdivision. Ridge Drive is a 
designated collector street on the City's Proposed Street Classification Map and is an important 
circulation link in this area. It provides access from the subject parcel and the neighborhoods to the 



3 
west to the Matchett property to the east (located at approximately 28 114 Road), where a future 
park and school are planned. The planned extension of Ridge Drive through the Grand View 
Subdivision would provide access directly to the future park and school. 

Except for a small porti~n of required right-of-way and improvements still to be constructed near 
15th Street, Ridge Drive is the only through street north ofPatterson Road between 12th Street (27 
Road) and 28 Road. Ridge Drive is not intended to serve as a major east-west corridor. However, 
the roadway gives inter-neighborhood trips and traffic desiring to access the future park and school 
site or nearby subdivisions a route which avoids the need to use Patterson Road or a more 
circuitous route through other residential streets not designed as collectors. Patterson Road, 
designated a principal arterial, is by definition not designed to serve inter-neighborhood trips. 
Traffic projections indicate that Patterson Road will be functioning near or at capacity by the year 
2015 just by accommodating through-trips. The function and capacity of this important east-west 
arterial can not be compromised by the need to accommodate local trips. 

The connection of Ridge Drive may spur concerns regarding increased traffic volumes and traffic 
speeds. There are physical design elements which could be incorporated into the design of Ridge 
Drive through The Knolls and retrofitted on other sections of the roadway to reduce traffic speeds. 
The terril "traffic calming" is used to describe physical design elements of a street which serve to 
reduce traffic speeds while maintaining or improving vehicular safety. Traffic calming and 
suggested traffic calming measures to incorporate into the Ridge Drive design, such as 
roundabouts, will be presented at the hearing. Staff believes that an evaluation of the need for 
traffic calming and the installation of appropriate traffic calming elements should be a requirement 
of The Knolls approval. 

The applicant submitted a petition signed by 118 persons living in the area that are opposed to the 
connection of Ridge Drive through this subdivision. The petitions are attached to this Staff Report. 

Stub Street to South 

The applicant has also failed to provide an important link to a 25 acre vacant, RSF-4 zoned parcel 
to the south of the subject site. Without access to this parcel from The Knolls subdivision, future 
development on this parcel will be forced to access 27 112 Road only, since the parcel is already 
surrounded on two sides by homes in the Spring Valley subdivision. Also, access to The Knolls 
permits an inter-neighborhood linkage of benefit to all transportation modes. 

Rather than providing access to the 25 acre parcel, the applicant has proposed a full street stub to a 
property to the west with an existing single family home (known as Lot 1 of the St. Matthew's. 
Episcopal Church Subdivision). Although access from The Knolls site to this parcel is desirable 
because it eliminates a driveway with sight distance limitations on 27 112 Road, a private drive 
from The Knolls rather than a stub street would be sufficient. 
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The applicant has stated that he is willing to work with staff on a reasonable solution to providing 
access to the parcel to the south. 

Open Space Design and Function 

The private open space has been modified from the original submittal to provide greater access to 
the subdivision, however, there is. little active recreation area which will be available to the 
subdivision residents. The passive open space presently proposed serves only to preserve existing 
natural features. The applicant should be required to demonstrate how the present subdivision 
design provides for active open space. 

Church Site 

St. Matthew's Episcopal Church owns an approximately 5 acre site interior to this subdivision. The 
church is swapping the interior site for the 4.7 acre site at the comer. The swap makes sense so as 
to develop the church on 27 1/2 Road, a collector street, rather than interior to the neighborhood. 
Activities for the church will be limited due to the Airport Critical Zone, which allows churches 
only with a Special Use Permit. Schools, as principal or accessory uses are not allowed in Airport 
Critical Zones. The lot for the church will be platted. Construction of the church is not proposed at 
this time. 

PLANNING COMMISSION'S RECOMMENDATION: Denial 

· STAFF RECOMMENDATION: 

Denial of the Preliminary Plan because it fails to provide needed roadway linkages for Ridge Drive 
and to a 25 acre vac~t parcel to the south of The Knolls. 

If City Council approves this subdivision as proposed, without Ridge Drive connecting, staff 
recommends at a minimum that the following conditions be considered: 

1. A revised preliminary plan (with a revised phasing plan) be submitted for the entire project 
except for the lots fronting the existing section of Ridge Drive that connects to Spring Valley 
Subdivision. (Phase I as originally proposed by the applicant.) 

2. The lots within Phase I be rezoned to PR-4 or RSF-4 at the time of final plat approval. A 
Special Use Permit will be required at final plan for those lots located within the Airport 
Critical Zone. 



3. A pedestrian link, a minimum of 12' wide with a 10' concrete path, open to the public, be 
provided between Ridge Drive in Phase I to the remainder of this subdivision. 

··--·--·-·-----
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4. Roadway cross-sections shall be provided on the preliminary plan for: (a) local streets; (b) 
Ridge Drive, which shall include detached 4.5 ft sidewalks with vertical curbs; and (c) Cortland 
Avenue, which shall be designed to meet the City's collector street standard. 

5. The preliminary plan shall be revised to indicate the location of the irrigation ditch along 
Cortland A venue. 

6. A phasing plan with proposed development schedule shall be provided. 

7. The preliminary plan shall be revised to correctly identify the Airport Critical Zone boundary. 
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August 9, 1996 

Pat Kelley 
2722 Spring Valley Circle 
Grand Junction, CO 81506 

Dear Pat: 

City of Grand Junction, Colorado 
250 North Fifth Street 

81501-2668 
FAX: (970)244-1599 

RECEIVED 
PLANNINGGRAND JUNCTION 

DEPARTMENT. I 
AUG 7 2 1gg6 f 

-------~1 
Thank you for your letter regarding improvements to 27 112 Road in conjunction with the 
proposed Knolls Subdivision at Cortland A venue. City Council approved a portion of 
this preliminary subdivision at their August 7, 1996 hearing. (However, whether 
improvements will be required to 27 112 Road by this developer remain unresolved.) 
Generally developers are required to provide full street improvements (pavement, curb, 
gutter and sidewalk) for all streets within their development and improvements to the 
centerline for streets along the boundary of a development. Because 27 112 Road is 
scheduled for improvement by the City in 2003, The Knolls developer requested that he 
not be responsible for widening this street. 

Until a revised preliminary plan is submitted by the developer for the remainder of this 
subdivision, the traffic impact on 27 1/2 Road and its need to be widened before this 
subdivision is constructed is unclear. Staff and the Planning Commission will analyze 
this issue when the developer submits a revised preliminary plan for The Knolls. If you 
were notified of previous hearings you should be notified ofthese hearing also. 

If you have any further questions feel free to call Bill Nebeker at 244-1447. Bill is the 
planner assigned to this project. 

Sincerely, 

r~u&t
~L~fman 

Mayor 

c: Mark Relph 
Bill Nebeker 



GRAND JUNCTION CITY COUNCIL 
GRAND JUNCTION, COLORADO 

FOR ) FINAL DECISION 
) 

Robert C. Knapple ) PP-96-111 
O.P. Development Company, LLC ) 
2421 Applewood Circle 
Grand Junction, CO 81503 ) 

An application by Robert C. Knapple, requesting approval of a Preliminary Plan for a 82 lot 
residential subdivision, including a 4.7 acre lot for a church, in a Planned Residential (PR-7.2) and 
RSF-4 zoning district, affecting the 33.9 acre parcel at the southeast comer of Cortland Avenue and 
27 112 Road, was considered by the Grand Junction City Council on August 7, 1996. 

After considering all the pertinent testimony and reviewing various data, the City Council 
overturned the Planning Commission's decision of denial and approved the final plan with the 
following conditions: 

CONDITIONS 

1. A revised preliminary plan (with a revised phasing plan) be submitted for the entire project 
except for the lots fronting the existing section of Ridge Drive that connects to Spring Valley 
Subdivision. (Phase I as originally proposed by the applicant.)· 

2. The lots within Phase I be rezoned to PR-4 or RSF-4 at the time of final plat approval. A 
Special Use Permit will be required at final plan for those lots located within the Airport 
Critical Zone. 

3. A pedestrian link, a minimum of 12' wide with a 10' concrete path, open to the public, be 
provided between Ridge Drive in Phase I to the remainder of this subdivision. 

4. Roadway cross-sections shall be provided on the preliminary plan for: (a) local streets; (b) 
Ridge Drive, which shall include detached 4.5 ft sidewalks with vertical curbs; and (c) Cortland 
Avenue, which shall be designed to meet the City's collector street standard. 

5. The preliminary plan shall be revised to indicate the location of the irrigation ditch along 
Cortland A venue. 

6. A phasing plan with proposed development schedule shall be provided. 



7. The preliminary plan shall be revised to correctly identify the Airport Critical Zone boundary. 

The undersigned does hereby declare that the said City Council reached its decision as heretofore 
noted. 

~NJit-
Biu Nebeker 
Senior Planner 



TYPE LEGAL DESCRIPTION(SWELOW, USING ADDITIONAL SHE~ AS NECESSARY. USE 
SINGLE SPACING WITH A ONE INCH MARGIN ON EACH SIDE. 
****************************************************************************************** 

'1he sw 1/4 NE 1/4 of Section 1, Township 1 South, :Ran:Je 1 West of the 
ute Meridian, 
EXCEPI' ~ at the Sa.rt:hwest corner of the sw 1/4 NE 1/4 of said 
Section 1, 
thence North 47 feet, 
thence East 1o.gs feet, 
thence North 50009' East 235.54 feet, 
thence North 81 53. East 299.62 feet, 
thence North 68°07' East 896.10 feet to i.ntersect with the East line 
of said SW 1/4 NE 1/4, 
thence Sa.rt:h. alon:;J said East line 573.24 feet to the Southeast ccn:ner 
of said sw 1/4 NE 1/4, 
thence West 1320 feet to the Point of ~, 
AND E.XCEPr the West 25 feet far road as c:xnveyed to camty of Mesa by 
instrument recxn:ded February 4, 1959 in Book 749 at Page 491, 
AND E.XCEPr the North 33 feet ani the West 33 feet far road arxl 
utility right-of-way as conveyed to City of Grand J\Jrx:tion by instrument 
recorded June 21, 1985 in Book 1543 at Page 848, 
Mesa Q:mlty, Colorado. 
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500- 1011o, 11501 -242. 5055 

Pubic - Co. of Colo. 
25311-.. ..... 11505 Phono244-2711 

Pubic - Co. of Colo. 
2$31 81c1trnM A.,.. 11 505 Phone 244-2781 

us-~ 
2531 !-A ... 11505 l'hono i~ClG-~711-1357 

TCI~oi-Colo. 
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--""'~ 330Sou1h8111.115011'hono2 ... ·144l0 
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