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Introduction 

TEDS Exception Request 
for 

Red Rocks Valley 

This document outlines a request for an exception to "cui-de-sacs and Dead end 
streets" defined in Section 5.1.3, for a proposed residential subdivision located on the 
east side of South Camp Road slightly a half mile north and east of the intersection 
with Monument Road. 

Background 

Redlands Valley Cache, LLC, has submitted a preliminary plan application to the City 
of Grand Junction for single family residential subdivision. The property is presently 
vacant. 

Proposed Exception 

The TEDS Manual requires a 750 ft. maximum length of a cul-de-sac from the nearest 
intersection. The existing plan has proposes a cul-de-sac, Red Point Court, that is 
approximately 1117.68 feet from the centerline of the nearest intersection to the center 
of the cul-de-sac. 

Red Point Court crosses the Red Canyon drainage channel which is under the 
jurisdiction of the U.S. Army Corps of Engineers. The channel will also carry a fairly 
large volume of runoff in a 1 00-year storm. There are several criteria that have to be 
taken into consideration when crossing a drainage channel like this, and one of those 
is to cause the least amount of disruption to the channel. With that consideration in 
mind, a double crossing of the channel was not considered as an option. 

The current layout has a total of eleven lots of one half acre or more. 

Alternatives Considered 

There is one alternate given with this request. 

Alternate 1 crosses the channel at a different place and then there is a "T" intersection 
that goes to two cui-de-sacs. This would meet TEDS standards, however it should be 
noted that there are approximately the same number of lots that essentially are off of 
one egress. The only difference is that there is an "intersection" beyond that egress. 
One problem that we had with this layout is getting sanitary sewer to this part of the 
project. Gravity sewer has to come in from east to west, from the Red Canyon 
Channel. The sewer is required to be in a tract and there would be some difficulties 
with the roughness of the terrain over that tract. Another difficulty was with getting the 
storm drainage from this area to the Red Canyon channel. 
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WilliamS. Merrell, P.E. 
LANDesign Consulting Engineers 
326 Main Street, Suite 100 
Grand Junction CO 81501 

February 23, 2007 

RE: Design Exception #06-07, Red Rocks Valley Subdivision, PP-2006-2007 
TEOS Exceptions for Limited Street Lighting and Cui de Sac Length 

Dear Bill, 

Please find attached the committee's decision for the above referenced request. This 
design exception was approved as modified. 

If you have any questions concerning the modifications please feel free to contact the 
Development Engineer in charge of your project or Tim Moore, Public Works and 
Planning Director at 970.244.1557. 

Sincerely, 

~a:--rr~.c( z. (1. ~ ... ~/ 

Sue Mueller 
Sr. Administrative Assistant 

cc: Rick Dorris, Development Engineer 
Redlands Valley Cache LLC 
File 
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To: 

From: 

Copy to: 

Date: 

RE: 

DESIGN EXCEPTION #06-07 

Tim Moore. Public Works and Planning Director 
Sheryl Trent. Assistant to the City Manager 
Jim Bright, Acting Fire Chief 

Tim Moore. Public Works and Planning Director 

Rick Dorris 

January 25, 2007 

Red Rocks Valley Subdivision, PP-2006-217 
TEDS Exceptions for Limited Street Lighting and Cui de Sac Length. 

DESCRIPTION OF THE SITUATION 

The applicant desires to obtain a PO zone and develop a !55 lot subdivision in the 
Redlands. They want to obtain TEDS exceptions for a longer cui de sac and reduced 
street lighting. 

Site Description: 

The site is in the Redlands bounded on the southwest by South Camp Road, the northwest 
by the last filing of Monument Valley Subdivision, the north and east by Redlands Mesa 
Subdivision. and the south by private property. The Azcarragga property is currently in 
the development process but not as far along as Red Rocks Valley. 

The topography on part of the site is steep with approximately 160' of relief. Red 
Canyon Wash and another minor wash run through the parcel from southwest to 
northeast. 
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Redlands with minimal or no street lighting. The Redlands Plan also di~courages the 
normal street lighting practices. 

EXCEPTIOJ\' CONSIDERATIONS 

1. \Viii the exception compromise safety? 
No. 

2. Have other· alternatives been considered that would meet the standard? 
The other alternative is to install street lights according to the TEDS manual. 

3. Has the proposed design been used in other areas? 
Yes. other nearby subdivision. 

4. Will the exception require CDOT or FHWA coordination? 
No. 

5. Is this a one-time exception or a manual revision? 
Reduced street lighting for the Redlands area should be incorporated into the 
upcoming TEDS manual revision. 

Staff Recommendation 
Staff recommends approval of the exceptions with the following conditions: 

STREET LIGHTING 

I. Add a street I ight at the east end of Boulder Road where it abuts the Azcarraga 
property. 

2. Add street lights at the cui de sacs near the throat. 
3. Street lights are not required in the private street area at the intersections with the 

public street or the cui de sacs. 

CULDESAC 

I. Provide an intermediate turn out just across Red Canyon Wash. 

Approved as Requested: 

Approved as Modified: _X=-=---

Denied 

Dated: ~:·;v/2cf'7 
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