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DEVELOPME:t\'-'APPLICATION 
Community Development Department 
250 North 5th Street, Grand Junction, CO 81501 
(970) 244-1430 

~eceipt ------------
Date-------------
Rec'd By 7r---------­
FileNo. /!~e--'lte-.;?37 

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

PETITION PHASE SIZE LOCATION 

0 Subdivision OMinor 
Plat/Plan 0 Major 

Rezone 

)( Planned 
Development 

0 Conditional Use 

0 Zon~ of Annex 

0 Variance 

0 Use 

0 Vacation 

Revocable Permit 

Property Owner Name 

&Zi zo.s £rl 
Address 

Gr41'1d ~~~cf,~ 
City/State/Zip 

Business Phone No. Business Phone No. 

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

ZONE 

From: To: 

LAND USE 

0 Right-of Way 
0 Easement 

Representative Name 

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 nwnitor the status of the application and the review 
comments. We recognize that Hie or our representative(s) must be present at all required hearings. In the even( that the petitioner is not represented, the item 
will be dropped from the end~ and an additional fee charged to cover rescheduling expenses before it can again be placed on the agenda. 

Si~re of Person Completing Application 
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DESCRIPTION (/) • • • • • • • • 0 • • 0 0 0 • • 0 • • 0 0 0 0 0 0 • 
8 Application Fee t sea. re-ve.rse Vll-1 1 

8 Submittal Checklist* Vll-3 1 

8 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 

8 Evidence of Title Vll-2 1 1 1 

8 Names and Addresses Vll-2 1 

8 Legal De~iption Vll-2 1 1 

• GP.neral 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 

~tion Map -~ult ~ slul ~ ... ;,. ~ IX-21 1 

8 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 

0 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 

8 Preliminary Drainage Report X-12 1 2 

~ 
NOTES: * An asterisk in the item description column indicates that a form is supplied by the City. 

APRIL 1995 IV-06 
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PRE-APPLICATION CONFERENCE 

Date:~ \m \e>G. .. ... ~ 
Conference Attendance: C · Ro ~ t /'{ .!rrolh~v--
Proposal:'5""l~N ~Jb'\ 
Location: Zo lfz. TLooJ &. ~'3/.i. JZ~ 
Tax Parcel Number: Z. ':)I\- S - \ ~ 1. - oO - 0 i q, 
Review Fee:~ lio + l i$~cx.-'fe- ± i% l>w 5~ 
(Fee is due at the time of submittal. Make check payable to the City of Grand Junction.) 

Additional ROW required? b.'S ~ e..~ 
Adjacent road improvements required? ll 

Area identified as a need in the Master Plan of Parks and Recreation? No 
Parks and Open Space fees required? \s'e.c;;. •• o..t ~I\.)Q.,1 Estimated Amount: 
Recording fees required? ~e..'!> ; ~:!: ~,...,..,1 Estimated Amount: 
Half street improvement fees/TCP required? '<e.~ j a..+ fl !:JC1 J Estimated Amount: --
Revocable Permit required? No 
State Highway Access Permit required? No 
On-site detention/retention or Drainage fee required? 'l{i-;. -ON s il-c 

Applicable Plans, Policies and Guidelinesk"<U. CcJ.t 
Located in identified floodplain? FIRM panel# No 
Located in other geohazard area? Nc:l 
Located in established Airport Zone? Clear Zone, Critical Zone, Area of Influence? ~0 
A vigation Easement required? \oJ o 

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 Screening/Buffering 0 Land Use Compatibility 
0 Drainage 0 Landscaping 0 Traffic Generation 
0 Floodplain/Wetlands Mitigation 0 Availability of Utilities 0 Geologic Hazards/Soils 
0 Other 
Related Files: NoN£ 

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 for the review process may result in the project not being scheduled for hearing or being pulled from the 

'i agenda. 

X K 
Signature(s) ofPetitioner(s) Signature( s) of Representative( s) 



2947-153-00-106 
MARY LOU KENNEDY 
2034 BROADWAY 
GRAND JUNCTION, CO 81503-9773 

2947-153-16-007 
INDEPENDENCE VALLEY 

CORPORATION 
759 HORIZON DR STE E 
GRAND JUNCTION, CO 81506-8737 

2947-153-17-002 
ROGER E DAVIDSON 
IDILKO P DAVIDSON 
7119 KENNY LN 
DALLAS, TX 75230 

2947-153-15-006 
URSULA E HEMMERICH 
388 RODELL DR 
GRAND JUNCTION, CO 81503 

2947-151-01-005 
C DALE PARISH 
MARGARET J 
650 N TERRACE DR 
GRAND JUNCTION, CO 81503-9743 

2947-151-01-008 
LEWIS WAYNE WELLS 
MICHELEC 
656 N TERRACE DR 
GRAND JUNCTION, CO 81503-9743 

2947-151-01-001 
CHERYL L FIEGEL 
668 20 112 RD 
GRAND JUNCTION, CO 81503-9763 

2947-151-01-004 
LEON B SUTHERLAND 
DL 
POBOX 595 
CARBONDALE, CO 81623-0595 

2947-151-03-007 
RICKY MICHEL HAMM 
DEYDRA ANNE HAMM 
652 TERRACE DR 
GRAND JUNCTION, CO 81503-8723 

2947-151-03-010 
JEAN M WRIGHT 
646 TERRACE DR 
GRAND JUNCTION, CO 81503-8723 

~2947-153-16-004 
INDEPENDENCE VALLEY 

CORPORATION 
759 HORIZON DR STE E 
GRAND JUNCTION, CO 81506-8737 

2947-153-16-008 

MICHAEL & SUSAN CHAMBERLAIN 
659 INDEPENDENCE VALLEY DR 
GRAND JUNCTION CO 81503-9569 

2947-153-17-003 
INDEPENDENCE VALLEY 

CORPORATION 
759 HORIZON DR STE E 
GRAND JUNCTION, CO 81506-8737 

2947-153-15-007 
INDEPENDENCE VALLEY 

CORPORATION 
759 HORIZON DR STE E 
GRAND JUNCTION, CO 81506-8737 

2947-151-01-006 • 
BRIAND MCCONELL 
SUZANNE V MCCONNELL 
652 N TERRACE DR 
GRAND JUNCTION, CO 81503-9743 

2947-151-01-009 
ROBERT BLUMENTHAL 
CHARLOTM 
658 N TERRACE DR 
GRAND JUNCTION, CO 81503-9743 

2947-151-01-002 
CLINTON J LAMPSHIRE 
JENNIEL 
664 20 112 RD 
GRAND JUNCTION, CO 81503-9763 

2947-151-03-002 
BRANT E WESTERMIRE 
TESLANAE 
PO BOX4762 
GRAND JUNCTION, CO 81502 

2947-151-03-008 
MURL E SEELEY 
THERESAL 
650 TERRACE DR 
GRAND JUNCTION, CO 81503-8723 

2947-151-03-011 
JO JEANNINE DORL 
642 TERRACE DR 
GRAND JUNCTION, CO 81503-8723 

.., 
2947-153-16-005 

ROGER ALLEN BLIND 
JANET ELAINE BLIND 
11520 CHAPIN LN 
CAPTIVA, FL 33924 

2947-153-17-00 I 
INDEPENDENCE VALLEY 

CORPORATION 
759 HORIZON DR STE E 
GRAND JUNCTION, CO 81506-8737 

2947-153-17-004 
ROBERT E CHAMBERS 
ESTHER CHAMBERS 
2949 E ERIKA CT 
GRAND JUNCTION, CO 81504-6963 

2947-153-16-009 
INDEPENDENCE VALLEY 

CORPORATION 
759 HORIZON DR STE E 
GRAND JUNCTION, CO 81506-8737 

2947-151-01-007 
QUINN R JOHNSON 
JOANK 
654 N TERRACE DR 
GRAND JUNCTION, CO 81503-9743 

2947-151-01-010 
WAYNE L SELFORS 
CAROL JOANNE 
660 N TERRACE DR 
GRAND JUNCTION, CO 81503-9743 

2947-151-01-003 
GENE W PEARMAN 
MARY 
660 20 112 RD 
GRAND JUNCTION, CO 81503-9764 

2947-151-03-006 
FRANKL SEYMOUR 
654 TERRACE DR 
GRAND JUNCTION, CO 81503-8723 

2947-151-03-009 
L STUART MOORE 
BRENDA K MOORE - DIRECTORS 
648 TERRACE DR 
GRAND JUNCTION, CO 81503-8723 

2947-151-03-012 
BUDDY T NORWOOD 
LENAM 
640 TERRACE DR 
GRAND JUNCTION, CO 81503-8723 



2947-151-03-003 
ROBERT LAPLANTE 
SUSAN LAPLANTE 
649 N TERRACE DR 
GRAND JUNCTION, CO 81503-9742 

2947-151-03-001 
LYNN H THOMPSON 
LORENA A 
652 20 112 RD 
GRAND JUNCTION, CO 81503-9764 

2947-152-13-011 
DENNIS M MAYER 
JOANNE C MAYER 
2031 FREEDOM CT 
GRAND JUNCTION, CO 81503-9523 

2947-152-13-006 
KEVIN E HOFNER 
GINA L HOFNER 
682 INDEPENDENCE VALLEY DR 
GRAND JUNCTION, CO 81503-9544 

2947-153-11-010 
DONG DEFFENBAUGH 
BETIY L DEFFENBAUGH 
HC 2 BOX 1135 
ROCKY MOUNT, MO 65072-9008 

2947-153-11-020 
DOUGLAS M PHEGLEY 
CAROLYN J 
2042 N SURREY CT 
GRAND JUNCTION, CO 81503 

2947-153-11-016 
MARKAANEMA 
LESLIEK 
2034 N SURREY CT 
GRAND JUNCTION, CO 81503-9750 

2947-153-11-019 
DANIEL S GEER 
ALISOND 
2040 N SURREY CT 
GRAND JUNCTION, CO 81503-9750 

2947-153-11-011 
JAMES R MORGAN 
GAILE 
2041 N SURREY CT 
GRAND JUNCTION, CO 81503-9799 

'-' 2947-151-03-004 
CHARLES A POST 
JOANNEC 
653 N TERRACE DR 
GRAND JUNCTION, CO 81503-9742 

2947-152-13-008 
JAMES A MCCURDY 
IRENE MCCURDY 
1341 S TOMICH! DR 
FRANKTOWN, CO 80116-8539 

2947-152-13-012 
WILLIAM H FINE 
FERNM 
2029 FREEDOM CT 
GRAND JUNCTION, CO 81503-9523 

2947-152-13-007 
RICHARD CARL LANGE 
WILMAJ 
680 INDEPENDENCE VALLEY DR 
GRAND JUNCTION, CO 81503-9544 

2947-153-11-013 ' 
JEARLD M BRUCK 
ELIZABETHM 
2037 N SURREY CT 
GRAND JUNCTION, CO 81503 

2947-153-11-022 
STEVEN C VOYTILLA 
MARNIE VOYTILLA 
64120 112 RD 
GRAND JUNCTION, CO 81503 

2947-153-11-017 
WILLIAM R NAGEL 
2036 N SURREY CT 
GRAND JUNCTION, CO 81503-9750 

2947-153-11-021 
TED A MILLER 
DEBORAH L MILLER- TRUSTEES 
2044 N SURREY CT 
GRAND JUNCTION, CO 81503-9750 

2947-153-11-012 
RICHARD A SALAZAR 
CONNIEJ 
2039 N SURREY CT 
GRAND JUNCTION, CO 81503-9799 

Mobile Development Corp. 
P.O. Box 14823 
Albuquerque, NM 87191 

..., 
2947-151-03-005 

JAMES P SALAS 
JUDITH A 
655 N TERRACE DR 
GRAND JUNCTION, CO 81503-9742 

2947-152-13-009 
ROBERT A WHITE 
LAUREN J WHITE 
676 INDEPENDENCE VALLEY DR 
GRAND JUNCTION, CO 81503 

2947-152-13-013 
CARA W CUR TIS 
PAULAK 
2027 FREEDOM CT 
GRAND JUNCTION, CO 81503-9523 

2947-152-13-010 
WOODROW W CAPPS 
CAROL A CAPPS 
675 INDEPENDENCE VALLEY DR 
GRAND JUNCTION, CO 81503-9547 

2947-153-11-015 
MICHAEL E GUNTER 
TERI S T GUNTER 
2033 N SURREY CT 
GRAND JUNCTION, CO 81503 

2947-153-11-024 
JERRY L SHORT 
KATHYL 
640 S SURREY CT 
GRAND JUNCTION, CO 81503-9706 

2947-153-11-018 
PATRICK L GRIM 
MAUREEN A 
2038 N SURREY CT 
GRAND JUNCTION, CO 81503-9750 

2947-153-11-023 
ROGER L WILSON 
ORMAA 
2046 N SURREY CT 
GRAND JUNCTION, CO 81503-9750 

2947-153-11-014 
JUDD B THOMPSON 
JENNIFERL 
2035 N SURREY CT 
GRAND JUNCTION, CO 81503-9799 

Hans E. Brutsche 
559 29 1/2 Road 
Grand Junction, CO 81503 



2947-151-00-130 
LEA THA JEAN STASSEN 
673 20 112 RD 
GRAND JUNCTION, CO 81503-9707 

2947-151-05-004 
AUBYN H RHOADES 
RHONDAJ 
645 TERRACE DR 
GRAND JUNCTION, CO 81503-8724 

2947-152-00-131 
CHAPARRAL WEST INC 
626 32 RD 
CLIFTON, CO 81520-7406 

2947-152-13-017 
ROBERT H CLARK 
LOUISE L CLARK 
1691 E PALO ALTO AVE 
FRESNO, CA 93710-4214 

294 7-152-15-009 
MICHAEL B GABIN 
DEBORAH K GABIN 
2063 E 112 RD 
GRAND JUNCTION, CO 81503 

2947-152-15-012 
MICHAEL WBATH 
389 HIGH RIDGE DR 
GRAND JUNCTION, CO 81503-1642 

2947-152-22-003 
REDLANDS PARTNERS 
626 32 RD 
CLIFTON, CO 81520-7406 

294 7-152-18-002 
RAYMOND CHILD 
ARLONE C HILD 
7241 S SHERMAN ST 
LIITLETON, CO 80122 

2947-152-19-001 
DALE R WORL TON 
MARILYN WORL TON %PHH MORTG 

SERV 
6000 ATRIUM WAY 
MT LAUREL, NJ 08054 

2947-152-19-008 
OWEN C GEARHART 
GEORGIA J GEARHART 
9009 NE 54TH ST #AI 
VANCOUVER, WA 98662 

._,294 7-151-05-001 
GARY D DEJARNATT 
MARILYNG 
651 TERRACE DR 
GRAND JUNCTION, CO 81503-8724 

2947-152-00-027 
RANDEL C STONE 
LORRIC 
2042 F 3/4 RD 
GRAND JUNCTION, CO 81503-9724 

2947-152-21-004 
MICHAEL THOMAS REEDER 

TERRI G REEDER 
60 WISCONSIN AVE 
DELMAR, NY 12045 

2947-152-13-018 
LARRY JDEGOLYER 
JUDITH A 
2030 FREEDOM CT 
GRAND JUNCTION, CO 81503-9522 

2947-152-15-010 ' 
BRADFORD BREED 
MARTHA M REED 
2002 W RIDGE RD 
LIITLETON, CO 80120-3141 

2947-152-15-013 
MARC J PATTON 
JANICE A PATTON 
919 22 RD 
GRAND JUNCTION, CO 81505 

2947-152-15-014 
LARRY FRANCIS 
CINDY FRANCIS 
2188 QUAIL CT 
GRAND JUNCTION, CO 81503-2553 

2947-152-18-009 
HAROLD E GOODHOLM 
KATHERINE L GOODHOLM 
5581 DANUBE CT 
KEARNS, UT 84118-2613 

2947-152-19-002 
CURTIS L RAHM 
TERRI GAIL RAHM 
2937 W ERIKA CT 
GRAND JUNCTION, CO 81504 

2947-153-00-094 
MERLE BINGHAM 
JANET BINGHAM 
651 20 112 RD 
GRAND JUNCTION, CO 81503-9707 

"""" 2947-151-05-002 
JOHN E MCKELVEY 
649 TERRACE DR 
GRAND JUNCTION, CO 81503-8724 

2947-152-00-129 
RICHARD S TALLEY 
POBOX629 
EDWARDS, CO 81632-0629 

2947-152-21-005 
REDLANDS PARTNERS 
626 32 RD 
CLIFTON, CO 81520-7406 

294 7-152-15-008 
MICHAEL A KING 
BARBARA C KING 
906 ALEXA WAY 
FT COLLINS, CO 80526 

2947-152-15-011 
DEAN L QUAMME 
SUZANNE I QUAMME 
2032 E LIBERTY CT 
GRAND JUNCTION, CO 81503 

2947-152-22-002 
GR JCT CONST MANAGEMENT & 

CONS SERVICES 
481 FRUITWOOD DR 
GRAND JUNCTION, CO 81504 

2947-152-18-001 
FRED W BISHOP 
375 S CAMPRD 
GRAND JUNCTION, CO 81503 

2947-152-18-010 
INDEPENDENCE VALLEY 

CORPORATION 
759 HORIZON DR STE E 
GRAND JUNCTION, CO 81506-8737 

294 7-152-19-007 
ALANMWIXOM 
BONNIE J WIXOM 
3150 LAKESIDE DR 
GRAND JUNCTION, CO 81506 

2947-153-00-015 
WILLIAM E LA YBOURN 
MILDRED A 
657 20 112 RD 
GRAND JUNCTION, CO 81503-9707 



Project Overview 

Stassen Farm Subdivision 
Preliminary Plan 

General Project Report 

Hans Brutsche, the petitioner, is seeking the preliminary approval of the Stassen Farm Subdivision as a Planned Unit 
Development with 66 lots on 28.41 acres. The parcel is located on the southwest corner of 20-112 Road and F-3/4 
Road on the Redlands. The parcel lies approximately 1900 feet north of Broadway, Highway 340. 

A. Project Description 

Existing Land Use and Site Conditions 

This parcel has historically been the Stassen Dairy Farm. The dairy ceased operations about nine years ago. The 
pastures have not been maintained and have, regrettably, been overtaken by a variety of weed species: Russian thistle, 
goat-head (puncture vine), and kosha. The eastern portion of the site has been affected by irrigation runoff and now 
supports a thick stand of Siberian Elm. A few areas have been reclaimed by native grasses and rabbitbrush. 

The site slopes from southwest to northeast at about 3% grade. Irrigation water has historicaly been provided by 
Redlands Water & Power Company from a ditch on the east property line. 

Existing Zoning 

This 30 acre parcel is currently in Mesa County and is zoned R-2. The present zoning allows lots of 11,000 square 
feet (about 114 acre). The annexation ofthis property into the City of Grand Junction is occurring concurrently with 
the submittal of this Preliminary Plan. Zoning classifications within the city at RSF-4, the closest to the existing 
zone, would allow minimum lot sizes of 8,500 s.f., while the next zoning classification would allow minimum lot 
sizes to be 21,500 s.f. 

The newly adopted City of Grand Junction Growth Plan describes this parcel as Residential Medium Low 
classification, with a preferred density of 2-3.9 units per acre. The proposed plan shows the smallest lots to be 13,000 
s.f., with lots up to 21,000 s.f. The zoning classification that more closely reflects the proposed plan is a planned 
zone with an overall density of 2.4 units per acre. 

Annexation requires a zone classification, and a Planned zone requires a plan. With annexation occurring 
simultaneously, the plan, if accepted, will fulfill the requirements for the zone of annexation. 

Proposed Plan 

The proposal is to subdivide the property into 66 single family home sites. The proposed lots range in size from 3/10 
of an acre to 112 acre in size. Each lot has been configured to allow a 100' lot width at the building site. The 
petitioner is requesting front yard setbacks of 35', side yard setbacks of 10' and rear yard setbacks of 25'. 

The proposal includes a total of 2.2 acres of open space. The centerpiece of the neighborhood is an acre of active open 
space. This irrigated play area is configured to allow active field play within the neighborhood. This play field is 
linked with other areas of the neighborhood by greenbelts winding to the intersections. These linkages allow 
neighbors to walk to the play field through a series of loops formed by the greenbelts and the sidewalks. These loops 
also accommodate walking as an activity unto itself. The proposed open space includes tracts at the entries to allow 
entry landscaping. 

October 30, 1996 
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B. Public Benefit 

Stassen Farm Subdivision will add a range of lot sizes with integrated active open space to the residential home 
market. The location within 1,000 feet of a major sewer interceptor line and adjacent to an 18" Ute water line meets 
the goal of development occurring adjacent to existing utilities. The continuation of these utilities allows nieghbors 
to connect to the sewer system, as well as provide the interconnection of the Ute water lines to add volumes necessary 
to properly service the existing neighborhoods. Frontage on both F-3/4 and 20-112 Roads will require roadway 
improvements such as sidewalks and curb & gutter, or a Transportation Capacity Payment to fund future roadway 
renovations at a later date. 

C. Project Compliance, Compatibility, and Impact 

Adpoted Plans and Policies 

Stassen Farm meets the following goals of the recently adopted Growth Plan by taking the following actions: 

Policies 1.1-1.3- Proposed zoning is within the guidelines established in the Growth Plan, with gross density in the 
lower end of the given range. The larger lots at the perimeter reflect a transition to the larger surrounding lots. 
Policies 1.4, 1.1 0, 1.11, 1.12, - Proposed open space is provided as active open space or landscaped entrances, not 
wasteland. The petitioner has elected to take marketable property and set it aside as an asset to the neighborhood and 
the community. 
Policies 5.2, 5.3- Proposed utility extensions may allow connections to under serviced nieghborhoods. The sewer 
line extension may allow Forest Hills to abandon their septic systems. The existing Ute water line follows F-112 
Road and allows Stassen Farm to use the existing infrastructure, as well as allow the interconnection of existing Ute 
water lines to improve existing service and provide for fire protection. 
Policy 6.5- Stassen Farm will use existing irrigation water for home irrigation systems as well as open space 
irrigation. 
Policies 7.1-7.4 Stassen Farm will pay its appropriate share of development fees. 
Policies 13.1-13.3- Stassen farm has set aside entrance areas for landscaping, and is providing and acre of opens space 
to disperse storm water and enable the detention basin to be a lawn area for active recreation 

Surrounding Land Use 

Parcels surrounding the Stassen Farm have slowly converted from agricultural uses to residential uses. Forest Hills 
Subdivision shares about 600' of street frontage on 20-112 Road south and east of the proposed Stassen Farm 
development. Forest Hills was developed in 1957 with lots ranging in size from 112 to 1-113 acre lots. Independence 
Valley Subdivision Filing I was platted in 1992, with lots ranging from 1-112 to 2-115 acre lots. Filing 2lots range 
from 3/4 acre to 1-3/4 acre. Independence Valley Filing 2 abuts the entire west boundary of the proposed Stassen Farm 
Subdivision. Country Meadows Subdivision shares 940' of frontage on F-3/4 Road to the north and west of Stassen 
Farm. Country Meadows Subdivision's first filing was platted in November of 1995, with 3/4 acre to 113 acre lots. 
Subsequent filings and proposed filings indicate lots will range from 3/4 acre lots to 114 acre lots. 

The parcel immediately south of the proposed development is occupied by William and Mildred Lay bourn and is 
presently used to raise horses. The parcel northwest of the site is another portion of the former Stassen Dairy. 
Immediately north is a 10 acre parcel which is undeveloped, and a 2 acre parcel with a single family residence owned 
by the Stone family. 

Site Access & Traffic 

The road network to access the lots provides two access points, one to each adjoining county road. The intersection of 
Swiss Brown Drive with 20-112 Road has been kept to the southern portion of the project to maintain separation from 
the intersection of 20-112 Road and F-3/4 Road. The intersection of Holstein Lane with F-3/4 Road was aligned with 
Poplar Court. The proposed road section is an urban local street section, a 44' right-of-way, with attached 6' 6" curb, 
gutter and walk, with a 28' asphalt mat. The utilities easement as required is to be 14' on both sides of the street, 
adjoining the right-of-way. 
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Availability of Utilities 

The City of Grand Junction Independent Valley Trunk Line, 8" sewer line, is 1 ,000' north and will require an 
easement from Leatha Jean Stassen for construction and maintenance of our off-site connection for Phases 2 & 3. 
Construction of this sewer line will allow connections to under serviced neighborhoods to the south. An 18" Ute 
Water Line follows F-112 Road. This line will be tapped at the intersection of F-3/4 Road and 20-1/2 Road and a 
pressure reducing vault installed. From the vault a line will be extended west to tie into Country Meadows and south 
along F-3/4 to tie into the line serving Forest Hills. connecting the lines between Country Meadows and Forest Hills 
will improve service and fire protection for those areas. 

Site Soils 

According to the Colorado Geological Survey, the site soils are Redlands alluvium, mostly red silt and sand with 
occasional pebbles and clay. Near the Bluffs, these soils can be 35 to 45 feet thick. The Colorado Geological Survey 
also indicates that this area may be underlain with shale, at a depth of I to 1 0' in depth. Soil borings have not been 
taken on this site at this point in time to confirm these findings. The site does not appear to be in an area of geologic 
hazard. 

D. Development Schedule and Phasing 

Phase I is planned for development in Spring 1997. Phasing shown on the Preliminary Plan indicates the extent of 
each phase and the order with which the phasing will proceed 
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Engineer's Certification 

I hereby certify that this plan and report for the drainage 
design of Stassen Farms Subdivision was prepared under my 
direct supervision for the Owner's hereof. 

Prepared By: 

o d, PE & LS 
eg. No. 14 8 4 7 

A?K~Marsh, EIT 
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I. General Location and Description 

A. Property location: 

1. General Location: 
Stassen Farms Subdivision, or the Stassen Property as 
it is currently referred to, is located on the Redlands 
in Grand Junction Colorado. More specifically the 
property lies South of F 3/4 Road between 20 1/4 and 
20 1/2 roads. 

2. Section, Township, Range: 
Sec.l5, T.l1S., R. 101W., of the 6th P.M., County of 
Mesa, state of Colorado. 

3. Surrounding Developments: 
Stassen Farms Subdivision is bordered on the North by 
Country Meadows Subdivision, on the East by Forrest 
Hills Subdivision, on the South by Country Squire 
Subdivision, and on the West by Independence Valley 
Subdivision Filing #2. 

4. Tax Identification Number: 
The City of Grand Junction Tax I.D. # for the project 
site is, 2947-151-00-130. 

B. Description of Property: 

1. Project Area: 
28.37 Acres. 

2. Ground Cover: 
The site is presently covered with a mixture of 
Intermediate Wheat Grass, native weed species, and 
clumps of small to medium size Elm trees. Ground cover 
is approximately 15-20%. 

3. Soil types: 
According to the SCS soils maps (a copy of which is 
included in the appendix), the site falls within the 
bounds of the Mack-Mesa soil group, hydrologic soil 
group "B". The Soil Conservation Service describes 
runoff from this soil as medium and the hazard of water 
erosion to be moderate. 

4. Irrigation facilities: 
The property has been farmed at some point in the past 
as is evidenced by the presence of corrugations running 
east to west across the project site. There is also a 
trapezoidal channel that runs along the Western 
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boundary of the site that has been used in the past to 
carry irrigation water to the field. It doesn't appear 
that the land has been cultivated for several years and 
therefor the irrigation ditch is overrun with brush and 
weeds. 

II. Existing Drainage Conditions 

A. Major Basin 

Major basin drainage patterns in the project area are 
from the southwest to the northeast towards the 
Colorado River. There are no wetlands or canals on the 
project site. 

There is a fairly large drainage ditch that runs from 
the Northeastern corner of the project site, 
northeasterly across an adjacent property towards the 
Colorado River. This drainage ditch collects runoff 
from the Stassen property and from much of the property 
adjacent to the project site. The project site is not 
within any pre determined 100-yr floodplains. 

B. Site 

Historic drainage patterns for the project site are 
from the West to the East into a drainage ditch that 
runs Northeasterly across the property. As was 
previously mentioned, runoff leaving the property 
enters a drainage ditch that carries the runoff across 
an adjacent property and into the Colorado River. 

There are no adjacent properties that drain through the 
project site. 

III. Proposed Drainage Conditions 

A. Changes in Drainage Patterns 

Drainage patterns for the project will remain in a 
northeasterly direction towards a proposed detention 
pond. The detention pond will be located in tract C 
along the eastern boundary of the property. 
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IV. Design Criteria and Approach 

A. Hydrology 

The 2 year and 100 year storms will be considered when 
sizing the detention pond and designing the outlet 
structure. The Rational Method will be used to 
calculate on-site runoff, while the Modified Rational 
Method will be used to size the detention basin. 

On-site inlets, storm sewer pipes, gutters, and valley 
pans will be sized to carry the 2 year storm, with the 
remainder being carried in the street. The analysis 
and design procedures as outlined in the City of Grand 
Junction Stormwater Management Manual (SWMM) will be 
adhered to. 

B. Hydraulics 

Mannings equation will be used to size gutters, and 
storm sewer pipe. Orifice and Weir equations from 
standard hydraulics texts will be used to design the 
outlet structure for the detention pond. All analysis 
and design procedures will conform to those outlined in 
the SWMM. 

C. Approach 

Detention is proposed for the project site in order to 
detain any excess runoff that may be generated by the 
development of Stassen Farms Subdivision. The proposed 
detention pond will be located along the Eastern 
boundary of the site inside tract C. 

Runoff from within the subdivision will drain, via curb 
and gutter, towards inlets located adjacent to the 
detention pond (see drainage map for proposed 
location) . The runoff will then be carried from the 
inlets to the detention pond via PVC storm sewer pipe. 

The detention pond will be designed to detain runoff 
from both the 2-year and the 100-year storm. An outlet 
structure will be designed for the detention pond that 
will discharge stormwater from the pond at the historic 
discharge rate for both the above mentioned storms. 
Storm water from the detention pond will be piped from 
the pond to a manhole at the northeastern corner of the 
project. The storm sewer will then be piped across F 
3/4 road were it will discharge into a drainage ditch 
that runs towards the Colorado River. 
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1). The City of Grand Junction, "STORM WATER MANAGEMENT 
MANUAL" adopted June 1994. 
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TO: 

FROM: 
RE: 
DATE: 

COMMUNITY DEVELOPMENT DEPARTMENT 

MEMORANDUM 

ANNEXATION IMPACT REPORT TEAM MEMBERS 
Dan Wilson, City Attorney 
Mark Relph, Public Works Manager 
Tim Woodmansee, Property Agent 
Greg Trainor, Utility Manager 
Terry Brown, Technical Service Supervisor 
Darren Starr, Sanitation Division Supervisor 
Don Newton, City Engineer 
Doug Cline, Streets Superintendent 
Don Hobbs, Parks Manager 
Jim Bright, Fire Department 
Marty Currie, Police Captain 
Lanny Paulson, Budget Coordinator 
Jodi Romero, Customer Service Manager 
Stephanie Nye, City Clerk 
Debbie Kovalik, Director of VCB 
Jan Koehn, Code Enforcement Supervisor 
Kathy Portner, Planning Supervisor 
Beth Meek, Communication Supervisor 
Jo Millsaps, Zoning Administrator 
Ralph Ohm, Ute Water Conservancy l t 11 

~IV& (SoestleNs+vN I c:-h[ ol= F"-1\.-( T'/ 

Dave Thornton, Community Development Departme~ 
IMPACT REPORT FOR STASSEN ANNEXATION t<_j CJ'- ----­
October, 28 1996 

On Wednesday, November 6th, a resolution for the intent to annex the Stassen 
Annexation will go to City Council for their approval to begin the annexation process. 
First reading of the annexation ordinance will go to City Council on December 18th, with 
second reading on January 1st. The annexation will be effective Feburary 2, 1996. As 
a result, I need to put together an impact report for the annexation. Listed below and 
also attached to this memo is information that will hopefully help you complete your 
respective impact reports. If you need any additional information, please call. I need 
your impact reports by November 29, 1996. Please either submit by E-mail via 
attachment and/or by hard copy if a spread sheet is used. Thank you. 

/ 



STASSEN ANNEXATION SUMMARY 
File Number: ANX#96-231 
Location: 673 20 1/2 Road 
Parcels: 
Estimated Population: 

2947-152-00-014,2947-151-00-130,2697-354-00-415 
1 

#of Parcels (owner occupied): 
#of Dwelling Units: 
Acres: 

Developable Acres Remaining: 

Right-of-way in Annexation: 

Previous County Zoning: 

· Proposed City Zoning: 

Current Land Use: 

Future Land Use: 

Assessed Values: 

Census Tract: 

Address Ranges: 

Special Districts: 
Water: 
Sewer: 
Fire: 
Drainage: 
School: 
Irrigation: 
Pest: 
Other: 

1 
1 
128.56 

128.56 

F 3/4 Road (350 ft full width & 940 ft south half) 
20 1/2 Road (275ft full width) 

R2 

PR 2.~ RSF-~ 

Residential, Vacant 

Residential Single Family 

Land = $25,700 
Improvements= $6,960 
TOTAL VALUE= $32,660 

1402 

673- 674 20 1/2 Road 
2025- 2049 (odd) F 3/4 Road 

Ute Water 

Grand Junction Rural Fire 4 Lo~ >JA-\\e-4{ Hh::...-­
Dt~~, ... , 

District 51 

Redlands Mosquito Control District 

Type of Petition (property owner, P.O.A., or Enclave): Property Owner 
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STASSEN ANNEXATION 
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UTE WATER CONSERVANCY DISTRICT 
560 25 Road, P.O. Box 460 

Office 
Telephone: 970-244-7491 
FAX: 970-242-9189 

November 4, 1996 

Mr. Dave Thornton 
City of Grand Junction 

Grand Junction, CO 81502 

Community Development Department 
250 N. 5th Street 
Grand Junction, CO 81501 

Re: Stassen Annexation 

Dear Dave: 

Treatment Plant 
Telephone: 970-464-5563 
FAX: 970-464-5443 

An 8" domestic water main was previously extended from 
Independence Valley Drive to the northwest corner of Stassen 
Annexation Area #3. An 8" domestic water main in 20~ Road ends 
at South Terrace Drive. Development of the subject annexation 
areas would require extensions and looping of the two above­
described 8n water mains. 

Call us if you have any questions or concerns. 

Ralph W. Ohm, P. E. 
Superintendent Transmission & Distribution 

RWS/rlc 

xc: Jim Bright - Grand Junction Fire Department 



REVIEW COMMENTS 

Page 1 of3 

FILE #RZP-96-237 TITLE HEADING: Stassen Farms 

LOCATION: SW corner 20 lh & F 3/4 Roads 

PETITIONER: Mobile Development Corp. 

PETITIONER'S ADDRESS/TELEPHONE: P.O. Box 14823 
Albuquerque, NM 87191 

PETITIONER'S REPRESENTATIVE: Ciavonne & Associates 

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 5:00P.M., NOVEMBER 22, 1996. 

CITY COMMUNITY DEVELOPMENT 11/15/96 
Bill Nebeker 244-144 7 
I Provide a street stub from Creamery Court to the south for access to the parcel incorrectly labeled 

as Country Squire subdivision, for future development of this parcel. (According to the assessor's 

2. 

4. 

5. 

6 

7. 

map Country Squire does not come this far north.) 
Provide a minimum 12 foot wide pedestrian easement off of Swiss Brown Drive to 20 l/4 Road (in 
the vicinity of lot 8, block I). A right-of-way dedication for a future street will not be required for 
the other half of 20 114 Road, but the right-of-way provides a good future pedestrian connection. 
By itself, Udder Park is too narrow to provide adequate common useable open space for this 
subdivision. Eliminate lot 17, block 3 or another lot adjacent to the detention pond to provide a 
larger area for active recreation. 
The final plat must include the submittal of CC&R' s and proof that a homeowner's association has 
been formed to maintain the open space areas. 
Staff recommends that the CC&R's include restrictions on 6' high solid fences along the park 
boundary, to eliminate the walled in feeling. 
To avoid duplication of numbers on Swiss Brown Drive, change this street name from Holstein Lane 
east to Holstein Court. The remainder of the street can remain Swiss Brown. 
Show centerline of road to north within Country Meadows Filing#2 to assure that it aligns with 
Holstein Lane. 

8. What are the proposed setbacks for this subdivision? 

CITY DEVELOPMENT ENGINEER 
Jody Kliska 
Half street improvements ofF 3/4 and 20 Y2 Roads will be required. 

11/15/96 
244-1591 



RZP-96-237 I REVIEW COMMENTS I page 2 of 3 

CITY UTILITY ENGINEER 11/15196 
Trent Prall 244-1590 
I. In order for the City of Grand Junction to recover some of the expenses incurred constructing the 

Independence Valley Trunk Extension, trunk extension fees of $416.67 I acre will be required 
PRIOR TORECORDINGTHEPLAT. 

2. 8" sewer stub outs will be required to southern development property lines on both 20 ~ Rd .. and 
proposed street stub out off of Creamery Court. 

3. Sewer horizontal alignment for subdivision appears adequate, however still need to see plans for 
connection to Independence Valley Trunk Extension. Vertical alignment comments will be made 
during submittal of final plans. 

CITY PROPERTY AGENT 
Steve Pace 
No final plat - no comments. 

CITY PARKS & RECREATION 

11/11/96 
256-4003 

1l/15/96 
Shawn Cooper 244-3869 
I. Parks & Open Space Fees- 66 lots@ $225 = $14,850. 
2. Maintain 20 l/4 as a pedestrian I bike way if not to be a road. 
3. Provide pedestrian I bike access to the west to 20 114, preferably mid-block (like between lots 7 & 

8, Phase D)- 15' easement and 10' concrete walk. 
4. Expand open space I park area at detention pond maybe dedicate lot 17 Small play area; split rail 

fencing; pedestrian I bike access from 20 ~ Road 

CITY FIRE DEPARTMENT 11/8/96 
Hank Masterson· 244-1414 
An additional fire hydrant is required along F 3/4 Road. Locate 500' east of the hydrant proposed at Holstein 
Lane and F 3/4 Road. 

CITY ATTORNEY -11/12/96 
Dan Wilson 244-1505 
Cover sheet refers to Mobile Development Corp. Proposed deed is to H.E. Brutsche. I need to see 
corporate documents (articles, etc.) or information that Brutsche is not developing via a corporation. 

MESA COUNTY PLANNING 11112/96 
Richard Goecke 244-17 44 
1. County P. U.D. requirements require open space dedications equal to 20% of net site area (area left 

after roadway dedications). This proposal appears to be short of the 20% ration. Further, 50% of 
the open space must be usable for recreational purposes; again this proposal appears short of the 
threshold. 

2. County P.U.D. requirements also set forth buffering standards where adjacent densities/uses are 
different. As submitted, this appears to be a "city development in the county" with respect to the 
larger, established uses. · 

3. The street names are "udderly" unbelievable. 
4. State Highway 340 acceleration/deceleration should be considered. 
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UTE WATER 11111196 
Gary Mathews 242-7491 
1. Ute Water has an 8" main in 20 Y2 Road located at the entrance of Country Squire Subdivision. The 

8" line needs extended to F 314 Road and then tied to the 8" in F 314 Road located at approximately 
Holstein Lane & F 314 Road. Ute Waster DOES NOT want another regulator station at 20 Yz & F 
314 Roads. 

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 will install meter pits and yokes. Ute will furnish the pits and yokes. 
4. Construction plans required 40 hours before development begins 
5. .Policies and fees in effect at the time of application will apply. 

PUBLIC SERVICE COMPANY 1116/96 
Gary Lewis 244-2698 
No objections. 14' front lot easements should be sufficient to serve development "Tract A" and "Tract B" 
will have to be designated as utility easements to allow gas & electric facilities to be installed 

REDLANDS WATER& POWER 11118/96 
Gregg Strong 243-2173 
This property has a total of 80 shares of Redlands water for all phases of development. With the amount 
of homes as an end result for all phases, Redlands highly recommends that a holding facility such as a pond 
for collection ofthe shares of water be incorporated in the design of the project As it is now, with the 80 
shares of water and the 66 homes planned for the I st filing, I 0 to 11 homeowners may water at any one 
time. 

Redlands will deliver the 80 shares to the headgate and Redlands has and will maintain full authority over 
the regulation of the head gate. There will be no cutting of the lock and chain on the headgate and taking 
more water than the development is entitled to 

Redlands is not responsible for any shortages of water due to inadequate irrigation design and engineering. 

US WEST 
Max Ward 

LATE COMMENTS 

11119196 
244-4721 

For timely telephone service, as soon as you have a plat and power drawing for your housing development, 
please ..... . 

MAIL COPY TO: 
U S West Communications 
Developer Contact Group 
P.O. Box 1720 
Denver, CO 80201 

AND CALL THE TOLL-FREE NUMBER FOR: 
Developer Contact Group 
1-800-526-3557 

We need to hear from you at least 60 days prior to trenching. 
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. CIAVONNE & ASSOCIATES, INC. 
SIT~ PI,AN_NING • LANDSCAPE ARCHITECTURE 
844 GRAND AVE .. GRAND JUNCTION, CO 
'970-241~0745 • FAX 241-0765. • 81501 

November21, 1996 

Mr.: Bill Nebeker .. -
: Cqmmunity Dev(flopnlettt Department 
· ··.City of Qran<f Junction . . . 
· 250 North 5th St . · · , 
()rand Junction~ .CO. 81501 

· ·Dear Mr. Nebeker. - . . ' 

RECEIVED GRAND JUNCTION 
PLANNING DEPARTMENT 

·/·. . . . . . . ' . ,·,. 

0 u ~ v' . ,,..City .J?evelopmen~ .En~neer · _. , . · .. . .· . . . . . · .. · •. . 
b ~·)-z, {2.-S> ~;,~1 0Petrtroner req~ests that t~provements on F-314 to be made m heu of TCP ptyment. 

~'"""' 1 ~ Grand Junction· City UtilitY Engineer . .. . . . . 
q. t: l. The trunk sewer exteJ:tsion fees will be paid prior toTecordation. of th~ plat. · 

2.Sewer stubs wHI'be shown at final for roth 20-1/2 Road arid Creamecy Court: 
·. 3. · sew~r cor1nection details will be shoWn to. Cit}'- bevelopment Engineer. · 

~C \ ~ity Parksand Rec_reafion Department , • . ·.. · .· · . · . · · ._ · .. 
----'-- · l_)t_ f\ request will be m~e lo have the 2.5 acre park development, shown as TraCk C, 

· . Constructed in lieu ofan Open Space Fee. . · · ·· , _· . · · . 
. . - 2,3. A pedestrian easement tO the 20-1/4 Road ROW will be sh()Wtl on the·updated plan to be· 

presented at the 'planning rommission hearing. · . . ·• · · · . · · · ·. · 
.. 4. The petitioner would prefer: to remove L()tl, block 2 to expand the open space. This keeps 

the active open spare more internal to the project for ¢ ety reasons; Design ~lelllents internal 
·to the park will be corisidered at final. · , · · 

'City Fire. Department 
1. Fire hydrant will be added 500' east -of Holstein Larte on F-3/4 Road . 

1 . File#RZP-96~237 
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STAFF REVIEW- PLANNING COMMISSION REPORT- DECEMBER 10, 1996 HEARING 

FILE: 
DATE: 
STAFF: 
REQUEST: 

LOCATION: 
APPLICANT: 

RZP-96-237 
November 26, 1996 
Bill Nebeker 
Preliminary Plat - Stassen Farms 66 lot subdivision in a proposed PR 2.4 
zone. 
SWC F3/4 & 201/2 Road 
Hans E. Brutsche for Mobile Development Corp. 

EXECUTIVE SUMMARY: The applicant proposes a 66 lot subdivision on 28.41 acres formerly 
used as a dairy farm. The proposal has an average density of 2.32 dwellings per acre. The site 
includes a 2.31 linear park through the center of the development with good access to most of the 
remaining subdivision. Half street improvements are required on F 3/4 Road and 20 1/2 Road and 
a pedestrian connection to a future trail in 20 114 Road right-of-way. This parcel is in the process of 
being annexed into the City by the owner's request. Staff recommends approval with conditions. 

EXISTING LAND USE: predominantly vacant 

PROPOSED LAND USE: residential single family homes 

SURROUNDING LAND USE: 
NORTH: developing single family (Country Meadows Subdivision) 
SOUTH: single family home 
EAST: single family 
WEST: single family 

EXISTING ZONING: County R-2 

PROPOSED ZONING: City PR 2.4 

SURROUNDING ZONING: 
NORTH: County R-2 (9900 sq. ft. minimum lot size for sewered lots) 
SOUTH: County R-2 
EAST: County R-2 
WEST: County R-2 

RELATIONSHIP TO COMPREHENSIVE PLAN: The Growth Plan recommends that this area 
develop as Residential Medium Low Density 2-3.9 dwelling units per acre. The density of the 
proposed development is approximately 2.4 dwellings per acre. 
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STAFF ANALYSIS: Stassen Farms Subdivision is a 66 lot single family development proposed 
on 28.41 acres. The site is in the process of being annexed to the City of Grand Junction upon 
request by the property owner. Staff is recommending a zone of annexation of PR 2.4. An 
additional 100 acres in two parcels, located to the northeast of this site is also being annexed. This 
site has historically been the Stassen Dairy Farm. The farm ceased operation about nine years ago. 
There are developed or developing properties on three sides of this proposed subdivision. 

Access to the subdivision is off20 112 Road and F 3/4 Road. Half street improvements will be 
required for both of these streets in lieu of a Transportation Capacity Payment. There will be no 
direct access from the lots within the subdivision to 20 1/2 Road, a designated collector street. A 
note stating such shall be placed on the final plat. Direct access is allowed to F 3/4 Road since 11 
lots front this street. Access to the interior of the subdivision is from three streets; Holstein Lane 
aligns with Country Meadows Drive to the south. Brown Swiss Drive connects with 20 1/2 Road. 
An unnamed street extends to future development to the south. Some street name changes may be 
required during final plat review. 

The west half of20 114, south ofF3/4 Road was incorporated into the lots within Independence 
Valley Subdivision Filing #2. North ofF 3/4 Road the west half was also vacated and included 
within the lots in Filing # 1. A note on Independence Valley Filing # 1 states that the east half of the 
street is to be vacated when adjacent development occurs. The east half was vacated and 
incorporated into Country Meadows, but a 15' wide pedestrian easement was rededicated for a 
future trail. The east half of20114 Road adjacent to Stassen Farms will not be vacated with this 
subdivision. The Parks Department has requested that this right-of-way be reserved for a 
bicycle/pedestrian trail. This trail will connect with the easement within Country Meadows 
Subdivision. A minimum 12' wide pedestrian easement will be provided between Stassen Farms 
and 20 1/4 Road. A 10' wide concrete path shall be required to be constructed within the easement 
during Phase I for access to the trail. 

The applicant is providing the 2.31 acre "Udder Park" interior to the site. The park is long and 
narrow but a larger area useful for active recreation has been provided near the end of the Holstein 
Court cul-de-sac. A portion of the park also serves as a detention pond for storm runoff. Amenities 
provided within the park shall be detailed during final plat approval. The applicant has requested 
that the park be constructed in lieu of Open Space Fees. Staff only allows waiver of these fees for 
public park sites. Staff recommends split rail or other low fences to avoid the walled-in effect on 
this recreation amenity. 

Redlands Water & Power has recommended that a holding facility such as a pond be incorporated 
into the final design of the subdivision to assure adequate supply of water for irrigation purposes. 
The applicant has responded that additional shares will be considered to provide the irrigation water 
necessary for the subdivision. Redlands in not responsible for any shortages of water due to 
inadequate irrigation design and engineering. 

STAFF RECOMMENDATION: Approval with the following conditions: 
2 



1. A 1 0' wide concrete path shall be constructed within a 12' wide pedestrian easement 
between Holstein Lane and 20 1/4 Road between lot 7 and 8 during Phase I. 

2. Recreation amenities for Udder Park shall be detailed and guaranteed during final plat 
approval. 

3. A note shall be placed on the final plat stating that no direct vehicular access shall be 
allowed between the subdivision and 20 1/2 Road, except for maintenance of the 
detention pond. 

4. The final plat shall include the submittal ofCC&Rs and proofthat a homeowner's 
association has been formed to maintain the open space tracts. 

RECOMMENDED PLANNING COMMISSION MOTION: 
Mr. Chairman, on item 96-237 I move that we approve the Stassen Farms Preliminary Plan 
subject to staffs recommendation. 

bn\rz\96237pcr\112696 
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December 9, 1996 

To the Grand Junction City Planning Commission and City Counci 1: 

The undersigned residents of unincorporated Mesa County hereby submit 
a request to postpone or cancel the December 10, 1996, hearing on 
rezoning of the Stassen Farms property, which is not yet in the city 
but has a petition for annexation pending. As grounds for the zoning 
hearing postponement, we submit the following: 

1) The cards sent to nearby property owners regarding the 
rezone hearing were inaccurate and misleading in stating the 28 acre­
parcel was currently zoned RSF-4 and being considered for a rezone to 
PR-2.4. The 28-acre parcel is not now zoned RSF-4; it is not yet in 
the city and has county zoning of R-2. Further, the R-2 zone is not 
really synonymous with RSF-4, as R-2 requires minimum 11,000 square 
foot lots; the RSF-4 city zone requires only 8,800 square foot lots. 
The cards were misleading in another respect: several people unfami­
liar with R-2 and RSF-4 zones believed that the card's designation of 
RSF-4 (as the land's current zone) was already more dense than the 
proposed PR-2.4, so that it would be a "downzone," or decrease, in 
density. This was puzzling and appeared to be a positive change, 
thereby discouraging attendance at the hearing. 

2) Whether or not the law requires written notification for 
rezoning of the entire 128.5 acres, more people would be concerned if 
they knew that large an area is to be rezoned to a city zone requiring 
smaller minimum size lots. Not notifying those same people who 
received cards about the 28-acre parcel that over 100 additional acres 
were to be rezoned for development purposes is conveying half-truths 
and thereby deliberately misleading neighbors that only 66 total units 
are planned for this land. Additionally, the first card stated the 
28-acre parcel was located on the ·~ corner of F 3/4 and 20 1/2 
Road," which is accurate. The second card read: ".Sf., corner of F 3/4 
and 20 1/2 Road." Is the city trying to confuse people? 

3) The Public Notice for the rezone hearing which appeared in 
the December 3, 1996, Da i I y Senti ne I gave a date of December _Jot for 
the hearing on the above parcels. Since it did not correctly state 
that the hearing would be held on December 10, there was no correct 
legal notice to those 9oncerned about this particular hearing. 

4) Finally, the Public Notice of Land Use Hearing sign posted 
on 20 1/2 Road wi I I have been posted for only about 16 days prior to 
the December 10 hearing date, instead of the required 30 days. One 
adjacent property owner, after receiving her card, looked daily for 
the sign from November 14 unti I November 23, when she and a friend 
searched the property and found the sign lying face down, wei I off the 
road so that she had not known of its existence unti I then. It was 
not unti I the afternoon of November 24th that someone replanted the 
sign. Therefore, it is not possible the sign has been properly posted 
for the 30-day period prior to the December 10th hearing. 

is requested that the rezoning hearing 
not meeting the required public notice 
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PUBLIC NOTICES PUBLIC NOTICES 
PUBUC HEARJNG of Lot 19 of Capitol Hill Subdivision, Mesa County, Colorado 

.. The Gland Junction Planning Commission wltl hold a public AND the north 50 feet of the south 200 feet ot Lot 19 of 
-----_ ..., '-ing at 7:00 pm on Jlcl:emberJL1996 In the City Capital HOI Subdivision, Mesa Couilty;Colorado. 

------;;:;' Auc1i1orium, 520 Rood Aveiiiir~D"tons~oer the following ; AHX"*-231 ZONE OF ANNEXATION-STASSEN FARMS 

.. 

11ems: • • Request to zone lands cunentty being annexed to the City, 
MS-96-211 MINOR. SUBDIVISION-TAYLO.R .MINOR consisting ol approximately 128.56 .acres, to RSF-4 
SUBDIVISION · (Residential Single Famlty with ·a density not to exceed 4 
Request for a 2 ·lot Minor Subdivision In an ·liSF-4 .· ll'lils per acre) and PR-2.4 (Planned Residential with a 
{Residential Single Famlty with a density not lo exceed 4 · density not to exceed 2.4 units per-). 

· ·.unitS ·tier' 'llin!). Zone District llld ncation of a portion of. PETTTIONER: Leatha Jean Stassen' 
, Short Lane between ~ Road llld llidway Avenue. :o ,· lOCATION: SE comer 20\\ & F314 Roads 
'"PE11110NER: Philip Taylor LEGAL DESCRIPTION: TO BE ZONED RSF-4: A parcel of land 
· LOCATION: Midway & F\1 Road -- , .. , . .. ..... ·situate in the SoutheaSt y, of Section 35, Township 1 North, 

4.EGAL DESCRIPTION: MINOR SUBDIVISION:' A tract of land Range 2 West of the ·Ute Meridian, County of Mesa, State of 
'<.«a~ 1, liS, RIW, U.U., men par1icUIIty described as . Colorado and being more particularly described as follows: 
·'~at apt 30ft N lnd 40ft E of the SW- of the £Beg11'111ng at the southeast comer of said Section 35, thence 
''NW11411f'$ec1, TIS, R1W, UJI.; thence N350ft; thence E • N00"20'54"EalongtheeastlineofuldSection35adtstance 

487ft;; thence S350fl; thence W 1o the POB; EXCEPT the W, ·~ of 1285.96 feet to a point; thence N89'31'00"W a distance of 
322ft theraof; AND EXCEPT that part beg 30ft N lnd 527ft E- 1333.59 feet to the northeast comer ol the SWV. SEY• of satd 
of the SW- of the NW1/4 of Sec 1, fiS, R1W, U.ll. to a • Section 35; thence N89"31'00"W along the north Une of said 

? .. fOB;-#IeiiC:oi lflmt; thence W 165ft;' thence S 1171!;1hence SWV. SEY• a distance of 390.90 feet to a point; thence leaving 
_:,uo:J!W:POB.;roGETHER WITH lllwaterlnd wateri1ghls, · ·said north line soo·oo'OO" w a distance of 1300.60 teet to a 
·-d!l:hes'-'d dltch!tlghts.appat:tenant thereto. or..used ln point on the south line of said Section 35; thence 

connoctioil therewith including but not fimited tc,.-.10 Class I N89"59'46"E along the south ·fine of said Section 35 a 
walerl1gltts with the Grand Volley Water Users Association. distance of 1716.61 feet 1o the point of l>eqinning. ALSO A 
VACATION OF RIGHT.(JF-WAY: vacate Short lane between parcel of land situated in the north llofSection 15, Township 

. F\1 Road and Midway Avenue as platted In Onan Subdivision. 11 South, Range 101 West of the 6" Principal Meridian, 
PDR"96'242 .. 'PLANNED. DEVELOPMENT REVIEW • County of Mesa, State of Colorado, being mono particularly 

,· ~IIIGTY IIOSPITAL . •· . ·. . : · described as follows: · 
·~~equest·•ror·~ ·of ·a changr lo . ., approwed PO Begil'lllng at the southwest corner of the NEY• NWY, of said 
(Planned Development) Zone to ~4.150 s.f.in edditions Section 15, thence S89"32'00"E along the south Une of said 

'.to Community Hospital • NEY• NWv. a distance of 937.50 feet to a poin~ thence 
PETTTIONER: Community Hospital NOO"'O'OO"E a distance of 25.00 feet to a point on the north 

U·LOCAlJDN:2021N.12thSireet ,· ~. -·· '·. •.rlghl-of-way.lineJorff•Road;thence~"Ealongthe 
LEGAl,. DESCRIPTION: Beg at a pt 40..011 w and 25.011 S north right-of-way line tor said A'• Road a distance of 402.21 
OO"'I3'W from the liE cor NEI/4 SEI/4 SEI/4 ..e114 of Sec11, feet to a point; thence NOO"'O'OO"E a distance of 1084.70 feet 
TIC; R1W, UJI.;thence SOO"'I3'W 304.71!; thence'W274.92ft to · ·to a point em the north rme of said Section 15, from which the 
theE 11-0-W of 11th.51reet; thence f«<I003'E 15 It; thenoe W · ~ corner of G.LO. Lot 3 bears S89°59'46"W a 
320.2Bft ·to the .-erty R-0-W of College Place; thence distance of 1332.07 feet; thence N890S9'46"E along the north 
NOirii2'E .294.59ft; thence E along the IOIItherfy 11-0-W of line of said Section 15 (said north Une also being the south 
Walnut Ave. 595.211 1o the POB: TOGETHER WITfi the N 10ft Une of Section 35, Township 1 North, Range 2 West of the Ute 
of alley ecljacent to the S side of subject property, as vacated meridian) a distance of 1314.39 feet !D the southeast comer 
In Onl2137 recorded 8-12-& in B-1449P-638; EXCEPT theE of said Section 35; thence continuing along the north line of 
10ft theleof, as COIIYeyed to the City. of Grand Junction in said Section 15 N89"59'46"E a distance of 141.22 feet to the 
deed recorded 7·18-83ln B-1445, P-70. Wl1ness Comer for the northeast comer of said Section 15; 
RZ1416-237 PRBJIIINARY Pl.AH-STASSEN FARMS thence continuing along the north fine of said Section 15 
Reauesl for preliminary plan appnwa1 for 66 single farnUv N90"00'00"Eadistanceof114.76feettoapolnt;thencealong 
residential lOis on approiimately 28.41 acres of land with the Ttara Rado lnletceptor Sewer Line the following 4 
zoning of PR-2.4 (Planned Residential with a density not to courses: 1) 502•01 '55"W a distance of 422.33 feet to Manhotd 
exceed2.4 units periCII!~ No. 2A; 2) S75.56'31"W a distance of 
PE1TT10NER: Mobile Development Corp. 105.51 feet to Manhold No. 3; 3) S38"34'24"W a distance of 
LOCATION: SE comer 20\\7 F314 Roads 99.86 feet to Uanhotd No. 3A; 4) S08"0T12"E a distance of 
LEGAL DESCRIPTION: A tract of land located in the SE114 133.31 feet lo Manhole No. 4; thence S32"06'16"E a distance 
NWI/4 of Sec15, TIIS, R101W of the 6th P.U. being more of 108.88 feet to a point; thence S52°05'59"E a distance of 
porticaiarty described as follows: Beg N00•53'E 471ft from 153.44 feet to a point on lhe west line of lot 19, Blocl< 20 of 
the center of See 15; thtince W 620 feet; thence S 240 feet; - Panorama Subdivision Filing No. 7; thence along the west 
thence W 895 feet; !henoe N00"31'E 1095 feet; thence S boundary Une of said Lot 19, Block 20 the following 3 
iir3TE 1323.2 feet; thence S00053'W 849 feet to lhe f'OB. · courses: 1) S12"35'00"W a distance of 115.50 feet to a point; 
P 0 R.,, 6 ·'2 41 .. PLANNED DE VELD PM EN T 2) S01"3400W a distance of 85.00 feet to a point; 3) 
REY1EW.COUWNITY HOSPITAL S32"1TOO"E a distance of 102.20 teet to a point on the north 
Request to rezone approximately 1.21 acres from RMF-M fine of LollS, Block 20 of said Panorama Subdivision Filing 
(Residential Uutti-family, 64 units per acre) to PB (Planned No.7; thence N89°21'30"W.aiong the north fine of said Lot 
Business) and appiDYii of the final plan for a patblg lot 18, Blocl< 20 a distance of 270.00 feet to the northwest comer 
expansion for Community Hospital of said Lot 18, Block 20; thence S00•2TOO"E along the west 
PEmlONER: Community Hospital boundary line of said Panorama Subdivision Filing No. 7 a 
LOCATION: NW corner of 12th Street & Orchard Avenue distance of 291.98 feet to the northeast corner ot·Forrest Hills 
LEGAL· DESCRIPTION: Beg at a pt N89•58'W 219.9211 from Subdivision; thence along the north boundary line of said 
the· E1/4 - of Sec 11, fiS, R1W, 11.M.; thence ·N00"'4'E Forrest Hills Subdivision and extending across 201> Road 
220ft; thence N89"58'W 85ft; thence S00'04'W 220ft to the , N87"37'40"W a d'tstance of 1392.60 feet to a point on the west 
center Nne of Orchard Avenue; thence along the said center right.of-ny line for said 201> Road; thence N00•52'2ll"E 
fine S89"58'E 85feet to •t.; POB; AND beg at apt N89°56'W alon~ said west right-of-way Une a distance of 230.17 teet to 
30ft from the El/4 cor of Sec! I, TIS, RIW, U.M.; thence a point on the south right-of-way line for Fl4 Road; thence 
N89"SS'W 189.921!; thence N00"'4'E 220ft; thence S89•56'E N89"32'00"W along the south right-of-way line for said A'• 
189.9211; thence S00'04'W 22flft to the POB; EXCEPT Inlet Road a distance of 1300.00 feet to a point on the west line ol 
- to the City of Grand .function by Quit Claim Deed the SEV. NWY• of said Section 15; thence N00"25'33"E along 
recordled In M19, P-137; TOGdHER WITH theE haH of alley the west line of said SEY• NWY• a distance of 20.00 feet to the 
adjacent to the W side of the above described parcel as po'tnt of beginning. 
vacated in Ord recordled Ac.•st 12, 1983 in B-1449 P-638. ' •. to BE ZONED PR-2.4: A parcel of land situate in the north I> 
RZP-!16-243 REZONE & PRELJMr.iARY PLAN-FAU VALLEY of Section 15, Township 11 South, Range 101 West of the &• 
Request to rezone from RSF-R (Residential Single Famlty Principal Meridian, County of Mesa, State of Colorado, being 
with a density not to exceed 1 1D1ft per 5 acres) and approval more particularly described as follows: Beginning at the 
of a prefiminary plan for 140 units on approximately 37.93 northwest comer of the SEY• NWY• of said Section 15, thence 
acres H land (112 single family lots, 4 duplex tots - 8 units, S 00"25'33"W along the west line of said SEV. NWY• a 
and 20 townhome ID1its). distance of 20.00 feet to a point on the south right-of·way 
PETTTIONER: John Davis line for A'• Road; thence S89'32'00"E along the south 
LOCAllOH: SE comer 25\\ & F\1 Roads right-of-way line for said p;, Road a distance ol1300.00 teet 
LEGAL DESCRIPTION: The S 9 acres of the W1/4 NE1/4 SE114 to a point on the west right-of-way line for 201> Road; thence 
of Sec"3,11S, R1W, U.M. E112 W1/2 NW1/4 SEI/4 of Sec 3, .S00.52'20"W along the west right-<>f·way line for said 20% 
TIS, RIWofthe U.U, EXCEPT the N13.5 rods of theW 9 rods Road a distance ol230.17 feet to a point; thence 587'37'40"E 
and EXCEPT the-N225ft of the E181.5ft thereof, AND El/2 a distance of 20.01 feet to a point on the north-south 
NWI/4 SEI/4 of Sec 3, TIS, R1W, U.U, EXCEPT the N225FT of centerline of said Section 15; thence S00'52'20"W along said 
theW 12.111 thereof, Mesa County, Colorado. nortlrsouth centerline a distance of 598.16 feet to a point, 
RZF-96-244 REZONE & FINAL·7TH STREET from which the Center y, comer of said Section 15 bears 
PROFESSIONAL OFACES S00'52'20"W a distance of 471.00 feet; thence leaving said 
Request for approval of rezone from RMF·32 (Residential north-south centerline N89'55'00"W a distance of 620.00 feet 
Multi-family, 32 units per acre) to PB (Planned Business) and to a poin~ thence S00'05'00"W a distance of 240.00 teet to a 
approval of the final plan for a 3.504 s.f. offtce building. poin~ thence N89'55'00" W a distance of 695.00 feet to a 
PETTTIONER: PC MANAGEMENT LLC point on the west line of the SEV. NWY• of said Section 1 5; 
LOCAnON: 1301 & 1305 N 7th Street thence N00•25'33"E along the west line of said SEY• NWY• a 
LEGAL DESCRIPTION: The north SO feet of the south 250 feet distance of 10n.n feet to the point of beginning. 
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PLANNING COMMISSION 

NOTICE OF PUBLIC HEARING 

DATE: DEC- 3 1996. TIME: 7:00 p.m. 

PLACE: City Auditorium, 520 Rood A venue 

A petition for the following request has been received and tentatively scheduled for a public 
hearing on the date indicated above . 

.!.f.~u h,!Xe ~questions r~rding this re~st O!_t£, c~ the hearin_g date, please 
contact the Grand Junction Community15evelopment Department at (970) 244-1430. 

DATE: 

-- ··=· ~ -
RZP-96-2j¢-~SSEN FARMS 
m CO~F 20 Yi·& F 3~4 R?A~S . 
Request to refon'e from RSF-4 (~estdentlal Smgle Family 
with-a densitj>ni:~exceed 4 umts per acre) to ~R-_2.4 
(Planned Residen~; 2.4 imits p~r ac~e) and prehmmai)' plan 
approval for 66 single family restdenuallots on 
aooroximatelv 28.41 acres ofland, 

PLANNING COM1\1ISSION 
NOTICE OF PUBLIG.f-IEA-RfNG·-- ~-

DEC 1 0 1996 
'.:._ .. ··: 

PLACE: City Auditorium, 520 Rood Avenue .. · -
'. . ·- ------ -----' 

A petition for the following request has been received and tetttsti"ill~ scheduled for a public 
hearing on the date indicated above. 

If you have any questions regarding this request or to confirm the hearing date, please 
contact the Grand Junction Community Development Department at (970) 244-!430. 

RZP-96-237 STASSEN FARMS 
~CORNER OF 20 Yz & F 3/4 ROADS 
~uest_ for preliminary plan approval for 66 single family 
restdentlallots on approximately 28.41 acres ofland with 
proposed zoning of PR-2.4 (Planned Residential with a 
density not to exceed 2.4 units per acre. 

-, 



Stassen Farms Preliminary Subdivision- RZP-96-237 

Amended Conditions 
December 10, 1996 
Staff: Bill Nebeker 

Condition #1 amended as follows: 

1. A 8' wide concrete path shall be constructed within a 12' wide pedestrian easement 
between Holstein Lane and 20 1/4 Road between lot 7 and 8 during Phase I. 

Conditions 2 - 4 no change: 

2. Recreation amenities for Udder Park shall be detailed and guaranteed during final 
plat approval. 

3. A note shall be placed on the final plat stating that no direct vehicular access shall 
be allowed between the subdivision and 20 112 Road, except for maintenance of 
the detention pond. 

4. The final plat shall include the submittal ofCC&Rs and proof that a homeowner's 
association has been formed to maintain the open space tracts. 

Add conditions 5 - 7 

5. Prior to final plat approval the applicant shall present evidence showing that 
~20 114 Road is included in the ownership ofthis parcel. 

6. A 15' wide pedestrian easement shall be provided in the vacated 20 114 Road 
right-of-way. A 1 0' wide concrete path shall be constructed in the easement. 

7. ~he applicant may adjust the phasing plan to correspond with phasing of street 
Improvements. 

~· 
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Stassen Farms Preliminary Subdivision - RZP-96-237 

Amended Conditions 
December 10, 1996 
Staff: Bill Nebeker 

Condition #1 amended as follows: 

1. A 8' wide concrete path shall be constructed within a 12' wide pedestrian easement 
between Holstein Lane and 20 114 Road between lot 7 and 8 during Phase I. 

Conditions. 2 - 4 no change: 

2. Recreation amenities for Udder Park shall be detailed and guaranteed during final 
plat approval. 

3. A note shall be placed on the final plat stating that no direct vehicular access shall 
be allowed between the subdivision and 20 112 Road, except for maintenance of 
the detention pond. 

4. The final plat shall include the submittal ofCC&Rs and proof that a homeowner's 
association has been formed to maintain the open space tracts. 

Add conditions 5 - 7 

5. Prior to final plat approval the applicant shall present evidence showing that 
vacated 20 114 Road is included in the ownership ofthis parcel. 

6. A 15' wide pedestrian easement shall be provided in the vacated 20 114 Road 
right-of-way. A 10' wide concrete path shall be constructed in the easement. 

7. The applicant may adjust the phasing plan to correspond with phasing of street 
improvements. 



Hans Brutsche 
101 South Third Street, Suite #275 
Grand Junction, CO 81501 

December 12, 1996 

Mr. Dan Wilson 
Grand Junction City Attorney 
250 N.5th Street 
Grand Junction CO 81501 

Dear Mr. Wilson: 

~r.=~~--------­RECEIVED GRAND JUNCTION ' 
PLANNDTG DEPARTMENT 

-·- .~.i : 1 2 1996 

This letter will serve as my request to appeal the decision of the City of Grand Junction 
Planning commission on Stassen Farms, rendered at their meeting on the evening of 
December 10, 1996. 

I would appreciate you notifying me at your earliest possible convenience the date and 
time that this appeal will be heard. 

Please feel free to contact me at, 241-2480 if you have any questions or need any further 
information regarding this request. 

~# 
Hans E. Brutsche 



• IS 

Fruita 
onsumers 



• zn 

c r 

w 
nn 

t 

• 
l n tio 

• rs s1 



Mr. Bill Nebeker 

Richard Shofner Tally 
733 Horizon Drive 

Grand Junction, CO 81506 
(970) 245-7200 

January 3, 1997 

Community Development Dept. 
City of Grand Junction 
250 N. 5th St. 

RECEIVED GRAND JUNCTION~ 
PLANHING f'J'~FARTMEHT I 

Grand Junction, CO 81501 RE: PP-96-237-Stassen Farms 

Dear Mr. Nebeker: 

My wife and I own a 1 0 acre parcel of land at the Northwest corner of 20 112 
and F 3/4 Roads. Our property formerly was a part of the Stassen Farm, and we 
purchased it, along with 10 shares of irrigation water, from Mrs. Letha Jean Stassen 
in 1995. 

This irrigation water flows through a pipe across the property proposed for 
development. At the time we purchased our property, Mrs. Stassen specifically 
granted "ditch rights" across this property as a condition of the purchase. 

The developer of the property, Mr. Hans Brutche, is aware of the irrigation pipe 
and has verbally agreed to provide us with our irrigation water through the proposed 
subdivision. 

However, since we have nothing in writing, and the preliminary plan makes no 
provision for the delivery of our irrigation water, the purpose of this letter is to inform 
the City of Grand Junction about the irrigation pipe and ditch rights and to register our 
concerns about continuted delivery of our irrigation water. 

We trust you will include this information in your files on the project with a flag 
for special attention. 



\IIIII RECEIVED GRA1ID JULICTIClli 
PiJJ.'TlHNG DEP.lLR'.i'MENT. 

' Mesa County Department of Land Use and Transportation .. : .. 
I •· 

Engineering Division I Traffic Services 

750 Main Street • P.O. Box 20.000 • Grand Junction. Colorado 81502-5013 • Plj. (303) 244-1817 

Mr Hans Brutsche 
101 S. 3rd St. 
Suite 275 
Grand Junction, Colo. 81501 

Subject: Mesa County Road Standards 

01/06/96 

Per your request, I am providing the following information taken from Mesa County 
Standard Specifications for Road and Bridge Construction. 

Mesa County Standards state that the volume range for an Urban Residential street is 0-
1000 ADT(average daily traffic). A residential collector section volume range is 1001 to 3000 
ADT. The volume range for an Urban collector is 3001 to 8000 ADT. 

A comprehensive traffic study will show what, if any improvements will be required to 
mitigate the impacts of any development in the area that will use 2012 Road for access to the 
general street system. 

If you have any questions regarding this letter, please call me at 244-1830 

Sincerely 
/! 

-~ 
Ken Simms 
Traffic Analyst 
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CENTENNIAL ENGINEEAING, INC. 

January 9, 1997 

Mr. Hans Brutsche 
101 South Third. Suite 275 
Grand Junction, CO 81501 

CEHTENt·l I HL EllGF:. C1LEHI·Ii]l][r 

F".O. DRAWER 309 I 
214 EIGHTH SIAEET. SUITE 314 

GLENWOOO SPRINGS. CO 81601 

Re: 20 1/2 Road Traffic Evaluation for Stassen Farms Development 

Dear Mr. Brutsche: 

·~28 8526 p. 01 

TEL: 970-926-8599 

f"AX: 970-928-8!526 

At your request MK Centennial ha..~ completed an engineering evaluation of the capacity of 20 1/2 
Road and the sight distance provided at the intersection of 20 l/2 Road and State Highway 340 (SH 
340). This evaluation was conducted in accordance with standard engineering practice and our 
findings are presented below. 

20 1 a Road Traffic Capacity 

The question has been raised whether or not the traffic volume rhat Will exist in the future on 20 li2 
Road will exceed the daily capacity of that roadway. Conversations_ with Mesa County Traffic 
Services staff revealed that the County's threshold for an urban collector roadway (such as 20 1/2 
Road) is 3,000 vehicles per day (vjJd). Further, the County is considering changing this standard 
to allow even higher traffic volumes. This potential change is based on experience with similar 
roads within the cowtty where significantly higher traffic volumes are currently being processed at 
a good level of service. In order to determine if 20 1/2 Road will be over capacity upon completion 
of both the subject 65 tmit single f:mtily housing development (Stassen Farms), and an adjacent 132 
unit single family housing development (Country Meadows). traffic volume projections were 
prepared and compared to the current 3,000 vpd standard. 

Mesa County Traffic Services prO\ided. the results of daily traffic counts conducted on 20 1/2 Road 
just north of SH 340 during August of 1995. These counts reveal that the existing traffic volume 
on a weekday on 20 1!2 Road averages 547 vpd. The Institute of Transportation Engineers 
publication Trip Generation was used to estimate the amount of traffic that will be added to this 
existing volume as a result of the development of Stassen Farm-; and Counay Meadows. The results 
of these trip generation calculations are contained in Table 1. · 

Development 

Stassen Farms 

Country Meadows 

Table 1 
Estimated Trip Generation 

Number of Units Estimated Daily Trips 

65 single family 694 

132 single familv 1.333 

® A MORRISON KNUDSEN COMPANY 
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While it can be safely assumed that at least half of the rraffic generated by Country Meadows 
will use Independence Valley Drive to access SH 340, in order to provide a worst case analysis it 
has been assumed for this calculation that all of the traffic generated by both Stassen Farms and 
Country Meadows will use 20 l/2 Road. Under this worst case scenario, the total traffic volume 
on 20 1!2 Road is estimated at 2?574 vpd (547 existing plus 694 Stassen Farms plus 1,333 
Country Meadows). This estimated daily total is well below the County standard of 3,000 vpd. 

Intersection Sj~bt Distance 

In order to determine if the available sight distance at the intersection of 20 l/2 Road and SH 
340 is adequate, field measurements were made of the sight distances provided at this 
intersection and were compared to applicable standards. On January 2, 1997, fleld 
measurements were made of the available sight distance to the left (east) and right (west) for a 
vehicle at the stop sign at the intersection of 20 l/2 Road and SH 340. These measurements 
were made to the furthest point from which an approaching vehicle was completely and 
continuously in view from the stop sign. These field measurements reveale-d that the sight 
distance to the left is approximately 800 feet. and the sight distance to the right is approximately 
700 feet. Vehicles to the left can be seen in spots beyond 800 feet, but are lntermirtently blocked 
by trees on the south side of SH 340; therefore. this additional distance is not considered in this 
analysis. 

In order to determine the adequacy of this available sight distance, the City of Grand Junction 
Transponation Engineering Design Standards, the Mesa County Standard Specifications. and the 
State Highway Access Code were consulted to idem1fy the required sight distance ar stop sign 
controlled intersections. These standards are summarized in Table 2 for intersections \.Vith a 45 
mph speed limit on the cross street (the posted speed limit of SH 340). 

Table 2 
Minimum Intersection Sight Distance Requirements 

Standard Consulted Required Distance Left Required Distance Right 
(Feet) (Feet) 

City 610 570 

County 625 625 

State 450 450 

The available sight distance of 800 feet to the left and 700 feet to the right clearly meets these 
standards. The American Association of State Highway and Transportation Officials 
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(AASHTO) "Green Book" guidelines for the design of new facilities recommends a sight 
distance of 700 feet to both the left and the righr. The available sight distance is also in 
conformance with this standard. Sight distance at the intersection is not considered a problem. 

Stoppin~ Si2:ht Distance 

The final engineering question considere-d is the mane:;:- of stopping sighr distance on southbound 
20 1/2 Road. City, County, and State regulations are all in agreemenr that a stopping sight 
distance of 255 feet is required for a 35 mph roadway on a downgrade such as 20 l/2 Road. 
This distance is needed for drivers approaching the intersection to see the last car in queue at the 
stop sign and have time to stop withour hitting ic. 

There is a hump in 20 1/2 Road which limits the sight distance of vehicles approaching the stop 
sign at SH 340. Mesa County Traffic Services provided a surveyed vertical profile of 20 1/2 
Road to assist in determining if this hump results in sight distMces less than those required. The 
regulations state that the driver eye height is assumed to be 3.5 feet and the height of a vehicle is 
assumed to be 4.25 feet. Using these prescribed heights, the requ~..Ai sight distance, and the 
vertical profile provided by the County, it was detennine.d that if one car is stopped at the stop 
sign, adequate stopping sight distance i:s available; if more than one car is stopped at the stop 
sign. the hump of the road reduces the available sight distance to less than that require-d. The 
fact that this is a residential roadway which will be used primarily by cbivers familiar with 
conditions, and that there is a Stop Ahead sign posted at the crest of the hump helps to reduce 
the porential hazard of this limited sight distance. 

I trust that this information is useful to you in your planning for this project. Please do nor 
hesitate to call if you need further assistance. 

Sincerely, 

u~ 
Mark Bancale, P.E. 
Transponation Engineer 
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JANURARY 10, 1997 

TO: ALL CITY :JF GRAND JUNCTION CITY COUNCIL MEMBERS 

FROM: REDLANDS & MESA COUNTY RESIDENTS OPPPOSED TO STASSEN 
FARMS ANNEXATION 

WE REDLANDS RESIDENTS & OTHERS FEEL THERE IS NOT AN 
ADEQUATE MECHANISM~PROCESS IN PLACE IN CITY OF GRAND 
JUNCTION GOVERNMENT'S SYSTEM AT THIS TIME TO COLLECT 
RELEVANT DATA, TO ALLOW CITIZENS IN AFFECTED AREAS 
(NEIGHBORS OF STASSEN FARMS PROPOSED ANNEXATION) TO 
DIALOGUE WITH THE CITY COUNCIL (WRITTEN, ORAL TESTIMONY, 
DOCUMENTS, MAPS, ETC.) PRIOR TO THE COUNCIL MAKING A FINAL 
DECISION & VOTING ON THIS PROPOSED ANNEXATION. 

PRESENTLY GRAND JUNCTION GOVERNMENT'S PROCESS IS TO 
#1 RECEIVE MOST ALL PERTINENT INPUT DATA FROM THE CITY 

STAFF & FEED TO CITY COUNCIL 
#2 GET SLIM TO NO INPUT OR DATA FROM THOSE CITIZENS IN 

THE AFFECTED AREAS OF THE PROPOSED STASSEN FARMS 
ANNEXATION 

#3 HAVE 2 COUNCIL MEETINGS 
PROBABLY OVERIDE THE DENSITY RECOMMENDATIONS OF 
PLANNING COMMISSION BOARD 
MAKE FINAL VOTE ON DENSITY 
ALLOW FOR VERY LIMITED PUBLIC TESTIMONY PRIOR TO VOTE 
MAKE FINAL VOTE THIS SAME NITE ON ANNEXATION 
TELL CITIZENS TO LIVE WITH DECISION WHETHER MAJORITY OF 
LANDOWNERS IN AFFECTED AREA & OTHER REDLANDS RESIDENTS 
LIKE IT OR NOT 

HAVING SUCH CONTROLLED & LIMITED, IF ANY, INPUT FROM 
THE CITIZENS IN THE PROPOSED AFFECTED AREA OF THE STASSEN 
FARMS ANNNEXATION DOES NOT SERVE THE BEST INTRESTS OF THE 
COMMUNITY & I.S THE REASON WHY MANY PEOPLE ARE HOSTLE TO 
LOCAL CITY GOVERNMENT. 

MANY CITIZENS HAVE STRONG FEELINGS THAT THIS PROPOSED 
ANNEXATION IS NOT BEING DONE IN A STROCTLY LEGAL OR A 
LOGICAL MANNER. . 

THIS WAY OF ATTEMPTING TO ANNEX BY THE CITY MAKES FOR 
HARD FEELINGS & DOES NOTHING TO IMPROVE THE PUBLIC 
RELATIONS OR GOOD WILL OF THE CITIZENS OF MESA COUNTY 
TOWARDS ("THEIR LOCAL GOVERNMENT?") THE CITY OF GRAND 
JUNCTION. 

THE CITY OF GRAND JUNCTION AT BEST HAS A VERY POOR 
PUBLIC IMAGE BY MOST OF THE CITIZENS OF MESA COUNTY. 
CONTINUING DOWN THIS PATH OF IGNORING THE MAJORITY OF 
TAXPAYING CITIZENS RIGHTS & WISHES WILL ONLY LEAD TO 
POTENTIALLY MORE CITY, COUNTY, & CITIZEN BATTLES. 



THE PROPOSAL WE MAKE TO YOU COUNCIL MEMBERS IS THIS: 

#1 2-3 PUBLIC HEARINGS WHERE BOTH THE COUNCIL AS WELL AS 
THE CITIZENS IN THE AFFECTED AREA ARE GIVEN EQUAL TIME TO 
GIVE INPUT & DIALOGUE WITH EACH OTHER ABOUT MATTERS OF 
CONCERN OF THE PROPOSED STASSEN FARMS ANNEXATION. 
BOTH SIDES SITTING DOWN AND CLEARLY SPELLING OUT WHERE 
THEY ARE EACH COMING FROM WOULD GO A LONG WAY TOWARD 
RESTORING PUBLIC TRUST OF THE CITY & GREATLY REDUCE THE 
NEGATIVE FEELINGS CITIZENS HAVE THAT WHEN THEY PRESENTLY 
COME TO A CITY COUNCIL MEETING THAT ANNEXATION MATTERS ARE 
ALREADY A DONE DEAL WITH CITIZENS TESTIMONY BEING IGNORED. 

#2 WHERE BOTH CITY COUNCIL, MESA COUNTY COMMISSIONERS, & 
AFFECTED AREA RESIDENTS TOGETHER & MAKE AN ON SITE 
VISIT TO PROPERTIES TO CLARIFY POSITIONS & MATTERS AS 
THEY RELATE TO THIS PROPOSED ANNEXATION. 

#3 WHERE COUNCIL PUTS IN PLACE, (NOT JUST TAKING CITY 
STAFF'S RECOMMENDATIONS & THEN COUNCIL VOTES) THE 

PROCESS OF COLLECTING INPUT DATA FROM THE FOLLOWING 
GROUPS & THEN VOTE AFTER ALL OF THE BELOW IS TAKEN 

INTO ACCOUNT: 
A.HEARING BOARD'S DENSITY RECOMMENDATIONS 
B.HEARINGS BY CITY COUNCIL & CITIZENS OF THE AFFECTED 

AREA GROUPS & THEIR RECOMMENDATIONS 
C.INPUT OF IMPACTS & RECOMMENDATIONS FROM VARIOUS 

GOVERNMENT ENTITIES (HEAD COUNTY STAFF 
REPRESENTATIVE, HEAD PLANNER, SHERIFF'S OFFICE, FIRE 
MARSHAL, MIN OF 1 COUNTY COMMISSIONER, ETC.) 

BY THE CITY COUNCIL CONSIDERING SETTING UP A PROCESS 
TO ALLOW THE MAJORITY OF AFFECTED REDLANDS AREA RESIDENTS 
TO GIVE INPUT PRIOR TO MAKING FINAL ANNEXATION VOTE, MAKES 
PUBLIC YOUR ACTIONS THAT THESE REDLANDS CITIZENS ARE 
REGARDED AS A VALUABLE & MAJOR PART OF THE ANNEXATION 
PROCESS & THAT WE THE CITY OF GRAND JUNCTION HIGHLY 
RESPECT SERVING & PROTECTING THE RIGHTS OF"REDLANDS 
RESIDENTS. 

THIS NEW PROCESS OF CONSIDERING ANNEXATIONS WITH THE 
STARTING OF THE STASSEN FARMS ANNEXATION, BECOMES A WIN 
WIN FOR BOTH THE GOVERNMENT & CITIZENS. 

THIS STARTING OF A NEW ANNEXATION PROCEDURE ON THE 
STASSEN FARMS COULD BECOME A MODEL FOR ALL FUTURE 
CITY OF GRAND JUNCTION ANNEXATIONS. 

RESPECTFULLY, 

REDLANDS P~SIDEN?S 

MESA COCNTY RESIDENTS 

'j 



CITY OF GRAND JUNCTION DATE: January 15, 1997 

CITY COUNCIL STAFF PRESENTATION: Bill Nebeker 

AGENDA TOPIC: #RZP-96-237 Appeal of Planning Commission's denial of the 
Preliminary Plan for Stassen Farms, located at the southwest comer of20 112 Road and F 
3/4 Road. 

SUMMARY: Appeal of the Planning Commission's denial of the Preliminary Plan for 
Stassen Farms, consisting of 66 single family residential lots on approximately 28.41 
acres ofland for an overall density of2.32 units per acre. The development includes a 
2.31 acre linear private park and a bicycle/pedestrian path in the vacated 20 114 Road right­
of-way. Half street improvements are required on F 3/4 Road and 20 112 Road. The owner 
of this parcel has petitioned for its annexation into the City. Staff recommended approval 
with conditions. 

ACTION REQUESTED: Consideration of Appeal 

BACKGROUND INFORMATION: 

Location: SW Comer 20 1/2 Road & F 3/4 Road 

Applicant: Mobile Development Corp. 

Existing Land Use: single family home & accessory buildings, remainder is 
vacant 

Proposed Land Use: residential single family homes 

Surrounding Land Use: 
North: developing single family (Country Meadows Subdivision) 
South: single family home 
East: single family 
West: single family 

Existing Zoning: County R-2 

Surrounding Zoning: 
North: County R-2 (9900 sq. ft. minimum lot size for sewered lots) 
South: County R-2 
East: County R-2 
West: County R-2 



Relationship to Comprehensive Plan: The Growth Plan recommends that this area 
develop as Residential Medium Low Density 2-3.9 dwelling units per acre. The density of 
the proposed development is approximately 2.4 dwellings per acre. 

StaUAnalvsis: Stassen Farms Subdivision is a proposed 66 lot single family residential 
development on 28.41 acres. The site, known as Stassen #3, has been petitioned for 
annexation into the City of Grand Junction upon request by the property owner. Staff 
recommended to the Planning Commission a zone of annexation ofPR 2.4 (Planned 
Residential with a density not to exceed 2.4 dwellings per acre). An additional 100 acres in 
two parcels, (Stassen #1 and #2) located to the northeast of this site has also been petitioned 
for annexation. The Planning Commission recommended denial of the preliminary plan 
and recommended a zone of annexation of RSF -1 (single family residential not to exceed 1 
dwelling per acre.) The Planning Commission expressed concerns over the traffic impact 
on 20 112 Road and its intersection with Highway 340. 

See attached minutes from Planning Commission hearing dated December 10, 1996 for 
more information regarding the Commission's discussion of this item. 

Access to the subdivision is off20 112 Road and F 3/4 Road. Half street improvements will 
be required for both of these streets. The applicant may request a credit from the required 
Transportation Capacity Payment (TCP) for these improvements. There will be no direct 
access from the lots within the subdivision to 20 1/2 Road, a designated collector street. A 
note stating such shall be placed on the final plat. Direct access is allowed to F 3/4 Road 
since 11 lots front this street. Access to the interior of the subdivision is from three streets; 
Holstein Lane aligns with Country Meadows Drive to the south. Brown Swiss Drive 
connects with 20 112 Road. An unnamed street extends to future development to the south. 
Some street name changes may be required during final plat review. 

The preliminary plan shows 20 114 Road as a right-of-way, however the applicant has 
recently stated that this right-of-way has been vacated. Evidence of the vacation must be 
verified prior to final plat approval. The final plat will be revised to show this vacation. In 
accordance with a request by the Parks Department, a 15' wide pedestrian easement with a 
10' wide concrete path will be provided in the vacated easement to continue an easement 
and path previously dedicated in the Country Meadows Subdivision located to the north. A 
minimum 12' wide pedestrian easement will be provided between Stassen Farms and the 
pedestrian easement in vacated 20 114 Road. A 10' wide concrete path shall be required to 
be constructed within the easement during Phase I for access to the trail. 

The applicant is providing a 2.31 acre private linear park interior to the site. The park is 
long and narrow but a larger area useful for active recreation has been provided near the end 
of the Holstein Court cul-de-sac. A portion of the park also serves as a detention pond for 
storm runoff. Amenities provided within the park shall be detailed during final plat 
approval. The applicant has requested that the park be constructed in lieu of Open Space 
Fees. City Code allows the City Council to modify this fee, but generally they've only 



done so when a public park site is dedicated to the City. Staff recommends split rail or 
other low fences to avoid the walled-in effect on this recreation amenity. 

Redlands Water & Power has recommended that a holding facility such as a pond be 
incorporated into the final design of the subdivision to assure adequate supply of water for 
irrigation purposes. The applicant has responded that additional shares will be considered 
to provide the irrigation water necessary for the subdivision. Redlands Water & Power has 
stated that they are not responsible for any shortages of water due to inadequate irrigation 
design and engineering. 

RECOMMENDATION: Staff recommended approval of the preliminary plan with the 
following conditions: 

1. A 8' wide concrete path shall be constructed within a 12' wide pedestrian easement 
between Holstein Lane and 20 1/4 Road between lot 7 and 8 during Phase I. 

2. Recreation amenities for Udder Park shall be detailed and guaranteed during final 
plat approval. 

3. A note shall be placed on the final plat stating that no direct vehicular access shall 
be allowed between the subdivision and 20 112 Road, except for maintenance of 
the detention pond. 

4. The final plat shall include the submittal ofCC&Rs and proofthat a homeowner's 
association has been formed to maintain the open space tracts. 

5. Prior to final plat approval the applicant shall present evidence showing that 
vacated 20 114 Road is included in the ownership of this parcel. 

6. A 15' wide pedestrian easement shall be provided in the vacated 20 114 Road 
right-of-way. A 10' wide concrete path shall be constructed in the easement. 

7. The applicant may adjust the phasing plan to correspond with phasing of street 
improvements. 

8. A traffic impact plan for this subdivision shall be submitted prior to final approval 
ofphase 1. 

PLANNING COMMISSION RECOMMENDATION: Denial ofthe preliminary plan 

bn\rz\96237ccr\report prepared January 8, 1997 



Kathy Portner 
Planning and Development 
City of Grand Junction 

Dear Kathy, 

January 17, 1997 

In reference to my telephone conversation with Dan Wilson on 16 January, I am writing to 
you with a couple of concerns about the configuration of the Preliminary Plat for the 
Staussen Farms Development that was approved at the City Council meeting on January 
15. I was unable to voice these concerns at the meeting due to the length of the hearing. I 
was the next speaker when Mayor Afinan closed the debate. I've discussed these items 
briefly with the developer of this property and so they will not come as a surpris~ to him. 
I also believe that he is willing to accommodate these ideas into his final plat concept. 

1. Create a 3/4 acre buffer between Independence Valley Subdivision and the 
higher density lots of Staussen Farms Subdivision. When I developed Independence 
Valley Subdivision, I was required to maintain a minimum lot size along the Canyon Creek 
Subdivision of 1. 5 Acres to buffer their 2 Acre size lots. When Ron Abaloe created 
Country Meadows Subdivision directly East ofindependence Valley, he was required to 
maintain a minimum lot size of3/4 acre lots along his West boundary. These transitional 
buffers help lessen the impact ofthe drastic density differences. 

2. Provide a minimum rear setback on the lots along Independence Valley of 40 
feet. This was also a requirement placed on Country Meadows and Independence Valley 
when we subdivided and was done for the same reason that the 3/4 acre lots were 
required. I understand that a walking path is being considered which will provide a 20 
foot buffer between the two subdivisions and will help to reduce Staussen Farms overall 
setback requirements if they comply with this request. 

3. Minimize F 3/4 driveway access. As Country Meadows develops and the 
traffic along F 3/4 Road increases, those vehicles backing out onto the street will create a 
definite traffic hazard. In Independence Valley , I was required to provide a large enough 
area and setback on those lots fronting Independence Valley Drive to allow cars to tum 
around prior to entering the street. If a new configuration employing more cui-de-sacs is 
not used for the final plat, then larger lots along F 3/4 Road might alleviate this problem. 

I was disappointed that I was not allowed to express these concerns during the hearing 
process and I realize that these are merely suggestions at this point, but I hope that your 
staff will consider them and work with the developer to help us maintain the lifestyle i.p 
this area that we have worked so hard to develop. 

cc: Hans Brutsche 
Dan Wilson 

' 

· cer:J1/ .. 
'1t~ 
West 

.---------------------~ RECEIVED GRAND JU1iCTIC'1i 
l?LANNHTG DT::P r".RTME?.1'i.' 



File Close-out Summary 

File#: RZP-96-237 

Name: Stassen Farms Preliminary Subdivision; SWC 20 1/2 & F 3/4 

Staff: Bill Nebeker 

~ ~ 10 L-L.. ~ M .. f?fu~> 
Action: Approved by PC with condition7 f'T'7~\.? \ \..A-1 J L-i.Jr-Jl)~ (;r-><".: 

Comments: Annexation and rezone information located in a separate file; Filing #1 
submitted and approved 04-01-97 (File #FPP-1997 -062) 

File Turned In: 04-07-97 



TYPE LEGAL DESCRIPTION(S) BELOW, USING ADDITIONAL SHEETS AS NECESSARY. USE 
SINGLE SPACING WITH A ONE INCH MARGIN ON EACH SIDE. 
****************************************************************************************** 
(~----------------------------

Parcel 1: 

A tract of land located in the SE~ NW~ of Section 15, Township 11 
South, Range 101 West of the 6th P. H. being more particularly 
described- as ·follows: -

Beginning North 0°53' East 471 feet from the center of said Section 15, 
thence West 620 feet, 
thence South 240 feet, 
thence West 695 feet, 
thence North 0°31' East 1095 feet, 
thence South 09°37' East 1323.2 feet, 
thence South 0°53' West 849 feet to the point of beginning. 
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