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July 12, 2007

Ted Ciavonne

Ciavonne, Roberts & Associates, Inc.
844 Grand Avenue

Grand Junction CO 81501

Re: Design Exception #11-07, Jones Gait Subdivision
TEDS Exceptions for the reduction of the centerline radius of a proposed
street (Amble Drive) that serves the Jones Gait Subdivision.

Dear Ted,

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

If you have any questions, 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,

COPY

Sue Muelier
Sr. Administrative Assistant

Cc:  Rick Dorris, Development Engineer
Phoenix Properties, LLC
File
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Memorandum

PUBLIC WORKS & PLANNING

TO: Sue Mueller -7~
FROM: Rick Dorris 7/
DATE: - June 4, 2007

SUBJECT: Jones Gait TEDS Exception Request

Please find attached 3 copies of the proposed TEDS exception.

Can you fill in the appropriate TEDS exception number, distribute to the committee, and
set up the next meeting.

To the Committee:

| recommend approval of this TEDS. They have relocated the entrance to achieve sight
distance on G Road. They can achieve 150’ radius but it appears there are many
shorter radius curves approved in the last several years. The City should look at
revising the TEDS criterion and/or evaluating how we handle the situations shown in
their examples.



DESIGN EXCEPTION REQUEST _//-07

Project: Jones Gait Subdivision

Site Address: 2591 G Road

City File Number (If Applicable): PP-2007-075
Applicant. Phoenix Properties, LLC

Representative: Ciavonne, Roberts & Associates, Inc.
Date: May 31, 2007

1. BRIEF DESCRIPTION OF THE REQUEST

This request is for the reduction of the centerline radius of a proposed street
(Amble Drive) that serves the Jones Gait Subdivision.

2. SITE DESCRIPTION

The property is 13.62 acres, and is currently undeveloped. The site is zoned
RSF-2 in the City of Grand Junction, and the proposed use is single family
residential. Currently there are single family residential uses surrounding the
property on the west, north, east, and south, with adjacent property to the
southwest also having agricuitural uses.

The subdivision includes 20 lots which equates to less than 1.5 units per acre.
The proposed plan includes over 1% acres of open space, predominantly within a
linear recontoured drainageway that angles through the subdivision and a 14’
wide landscape strip along the frontage of G Road. A proposed trail / drainage
maintenance road will parallel the drainage way

Access to the site will be from G Road to a proposed road called Amble Drive;
future interconnectivity will occur to the southwest, across the neighboring
property and connecting to Valley Meadows North (an existing RSF-4
subdivision). Conditions of approval for Valley Meadows subdivision included
stubbing out Tahoe to allow this future connection with G Road.

A Preliminary Plan was submitted in March with a proposed intersection on G
Road that aligned with a cross street. This was the preferred location for both
the applicant and Staff, and the subdivision was designed to this intersection.
Review Comments to this first submittal identified a site distance concern with
the existing hill in G Road, and although the posted ‘suggested’ speed of 30 MPH
allows the ‘Submitted Entrance’, the 80% speed is over 40 MPH which resulted
in Staff requesting the ‘Revised Entrance’. (Note: all indications were that a
TEDS Exception for the ‘Submitted Entrance’ would be denied). The drawing



below identifies the property, its surroundings, the ‘Submitted Entrance’ and the
‘Revised Entrance’. This TEDS Exception Request is for a reduction in the
centerline curvature that is associated with the ‘Revised Entrance’.

3. REQUEST #1

a. Description

The '‘Revised Entry’ includes a curve that has a centerline radius of 100'.
According to the TEDS Horizontal Curve Data (Section 5.1.4.2), a 100’
centerline radius is allowed on Hillside lots (as defined as having 10%
grades or greater), but on non-hillside lots the Residential centerline
radius is 150'.

We believe this request should be granted for a number of reasons:
o Numerous subdivisions, old and new, have been approved with
curves having a 100’ centerline (examples attached);
o A 100 centerline radius is allowed on Hillside lots. Of interest is
that a 100’ radius on flatter ground requires an Exception;




A tee intersection, which requires a 90 degree turn with a radius far
less than 100’, but does not require a TEDS Exception; on this
project there is no reason for a tee intersection to the neighboring
property. Of interest is that a ‘tight’ corner is allowable, but a 100’
radius on flatter ground requires an Exception;

90 degree intersections have been used in numerous recent
subdivisions, with provisions of a wider ROW and street section
around the corner. Sometimes this ‘widening is to create additional
frontage, and is not for traffic reasons. This is not a desirable
solution for Jones Gait, but again it is of interest that this is
allowable without a TEDS Exception request but a 100’ radius
requires an Exception;

Section 5.4.4 in TEDS promotes Traffic Calming in new
developments, specifically citing curvilinear streets as a means to
achieve this. A tighter curve (100’) slows traffic more than a wider
curve (150°). The tighter curve is not a safety issue;

The ‘Revised Entry’ location would normally straddle the adjacent
property line to the east ... a property that is currently undergoing a
subdivision review. Due to the location of the existing house on the
neighboring property (14’ east of the PL), this entrance can not
straddle the PL; if it could, a wider curve radii would be achievable;
The proposed 100’ curve better fits the configuration and
topography of the property, allows a minimal waste of land in the
‘sliver’ of property east of the curve (on Lot 20), and allows a better
functioning lot west of the curve (Lot 1). A 150’ radius curve
creates awkward lots (Lots 1, 2, 19, and 20), wastes real estate and
makes for an undesirable corner lot (Lot 1);

We believe the ‘Revised Entry’ location (although acceptable)
compromises the land plan that was initially submitted. The original
‘Submitted Entrance’ aligned with a cross street, allowed double
fronted lots along the entry road within Jones Gait, and promoted a
nice entry opportunity with the proposed open space and existing
drainage way. Accepting that the ‘Revised Entrance’ creates a less
desirable land plan, a 100’ road curve is less damaging to the plan
than a 150’ road curve at the noted location;

A 150’ curve will actually reduce the length of street frontage
between Lots 1 and Lot 7, which would threaten minimum lot widths
and potentially eliminating one lot;

Cost, which is not a criterion for TEDS Exceptions, is none-the-less
a very real issue. The ‘Revised Entrance’ requires approximately
150’ additional roadway and sewerline, while eliminating the need
for the neighbor to participate financially. We do not begrudge the
neighbor; consider them good people to work with; and will
continue to assure them access and utilities. The point is that we
believe our subdivision value has slightly diminished with the
‘Revised Entrance’ while costs have increased.



Exception Considerations

. Will the exception compromise safety?
We believe an Exception for a 100’ centerline radius is not a safety
issue for the following reasons:
e A 100’ centerline radius is allowed on Hillside lots;
e Numerous subdivisions, old and new, have been approved with
curves having a 100’ centerline (examples attached);
¢ Tee intersections and 90 degree corners, both of which have
turning radii less than 100’, are allowable.

. Have other alternatives been considered that would meet the
standard?

Numerous alternatives have been considered ... but we want to make
the point that the ‘Revised Entrance’ is in itself an ALTERNATIVE to
the original ‘Submitted Entrance’. You are now considering
alternatives within an alternative.

We have attached examples of a Tee configuration, a 90 degree
configuration, and a 150’ radius curve configuration. All three can be
achieved on this plan, although all three create less desirable land
plans than the 100’ radius curve ... which as noted repeatedly is a
compromise in itself.

As with current subdivisions that have been approved with 100’
centerline radius curves ... it is NOT that a 150’ curve is unachievable,
it is that a 100’ curve is most compatible with the restrictions created
by the property and typical standards.

. Has the proposed design been used in other areas?

Smaller radius curves are allowed in numerous communities,
particularly resort communities, but we want to focus on our
community. We have provided graphic examples of Grand Junction
subdivisions that have centerline curves that are 100’ radius or LESS,
all on flat ground (no hillsides), three of which are very recent, and
many of which are ‘neighbors’ to the Jones Gait property. In most
cases these examples are within subdivisions with much higher
residential densities (and therefore traffic) than what is proposed for
Jones Gait (6,000 to 9,000 SF lots vs. 17,000 SF lots). These are
described below:

e Mesa Estates (2007) — 50’ radius and 58’ radius curves with
widened corners. We would assume that the purpose for the
widened corners was to allow for additional lots, and is not a
safety issue. We would prefer to NOT do extreme widened
corners at Jones Gait;



Recommended by:

e Blue Heron Meadow (2007) — 100’ radius curve with a slightly
widened corner. We would again assume that the purpose for
the widened corner was to allow for an additional lot, and is not
a safety issue;

¢ Valley Meadows North (2005) — 75’ radius curves. The road
through Jones Gait, Amble Drive, will someday connect to
Tahoe Drive within this subdivision.

¢ Garrett Estates, Moonrise East, Valley Meadows East, Kay
Subdivision — all having one or more centerline curves that are
less than 100’ radius.

We do not see disadvantages for using a 100’ radius centerline curve
within Jones Gait.

Will the exception require CDOT or FHWA coordination?
No.

Is this a one-time exception or a manual revision?

We spent very little time looking for and finding previous examples of
projects with centerline curve radii at 100’. Combined with recent
projects approved with 100’ CL curves, we would certainly maintain
that a manual revision is worth considering. Not being traffic
engineers, we none-the-less suspect that smaller radii centerline
curves should be associated with posted road speeds rather than
hillside grades.

Approved as Requested: \/

Approved as Modified:

More Information Needed:

Denied:

Dated:
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ALTERNATIVES
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 VALLEY MEADOWS EAST — FILING No. THREE

DEDICATION
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5.00' 1o be

EDICATION

KNOW ALL REN BY THESE PRESENTS:

‘ KAY SUBD ION
' V | S That the yndersigned are the owners of that real property situsted in the Southwest Quarter of the Northeast Quarter
of Section 3, Township 1 South, Range 1 West ef the Ute Meridian fn Mesa County. Colorado, aVso being described in

A PART
OF THE SW 174 NE /4, Book 2017, Page 387 of the deed records of Mesa County, Colorado, and being more specifically described 25 follows:
SECTION 3, T.IS., R.IW, UTE MERIDIAN Scginning at & pofnt which bears $89°S5'45°E 25.00 faet from the Coster Quarter Carver of Section 3, TIS, RIK, U.K.,
Mesa County, Colorado; thence NOO®04'SS"E 268.00 feet along the East Vime of 25 1/2 Road; thence leaving said Vine

$89°55°85"E 95.02 feet; thence NOO"04°15"E 46.00 feet to & point of fntersection with & curve; thence along the arc of »
curve to the right having a radius of €7.00 feet, through a central angle of 304°10°48", whose chord bears $89-55'45°E
44.00 feet, 249.53 feet along the arc of said curve to & pofnt of fntersection with a straight Vine; thence SBO"S5°45%¢
90.00 feet; thence $00°04°'15"W 39.12 feet; thence SB3"45'11%€ 273.04 feet; thence NOO®O4'IS"E 24.50 feet to a point of
intersection with & curve, thence along the arc of a curve to the right having s radius of 41.00 feet, through
589°55'¢3" ¢ a central angle of 304°10°48", whose chord bears S89°55'45"E €4.00 feet, 749.53 feet along the arc of said curve to a
43 1817.20° l point of fntersection with a straight Vine; thence $89°55'45" 89.B6 fee? to # point on the East Vine of the W 1/2 SW 1/4
-~ -- Rl NE 174 of said Section 3; thence following satd Vine S00°02'28°W 270.00 faet to & point on the South Vine Of the W 1/2
SW 178 NE 1/4 of said Section 3; thence MB89°55"45"N 634.54 feet to the point of beginning, containing 4.272 acres, more

or less.

.
NI
' /18 Corner NEI/16 Cornar,

to

Section 3
Saction 3
-P» = . That said owners have caused the safd real property to be laid out and surveyed as KAY SUBDIVISION, a subdivision of
Sf » g a part of the County of Mesa.
o «
o 4 That sa1d owners do hereby dedicate and set apart all of the streets and roads as shown en the sccompanying plat to
2. the use of the public forever and hereby dedicate those portions of said real property which sre labeled as utility
Property Corner is 25 ts on the ing plat as perpetual easements for the installation and maintenance of utilities and drainage
Feet From Woters Edge factlities, facluding but not Vimited to electric lines, gas lines, telephone lines, togelhar with the right to trim
Ynterfaring trees and brush, with perpetual right of ingress and egress for the {nstallatfon, safntensnce and replacement
BOOK 1817 of such Tines. Sald easements and rights shall be utilized in a reasonsble snd prudent manner. Utility essements are
L ) PAGE 467 [l dedicated to the PUBLIC UTILIVIES.
' 32 (O 1
B3 That 1) expenses for Installation of utilities or ditches referred 1o above, for grading ar landscaping, and for
= street {wprovements, shall be financed by the seller or purchaser, not the County of Mess.
['2) v
; IN MITNESS WHEREOF, said owners have caused their riames to be hereunto subscribed this ! 'dqy of. N . AD.,
R}
s.00+ Jo— . 19 - . R4
! o' + e N L -4, L Ca ]
] ! John Davis Debra J. Davls
I STATE OF COLORADD
H "
: COUNTY OF MESA )
| The foregoing {nstrument was acknowledged before me this ] day of L A0, 19
| Property Cornar is | &y John Oavis and Debra J. Davis.- }
25 Faet From . ) o . oo : .
II Re47.00' P , Waters Edgs My commission expires f , . . “-M"y — R
T [ 85304°10'45" Ly y 6 Mitness my hand and official seal.
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