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Ted Ciavonne 
Ciavonne, Roberts & Associates, Inc. 
844 Grand Avenue 
Grand Junction CO 81501 

July 12, 2007 

Re: Design Exception #11-07, Jones Gait Subdivision 

Dear Ted, 

TEDS Exceptions for the reduction of the centerline radius of a proposed 
street (Amble Drive) that serves the Jones Gait Subdivision. 

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. 

Sue Mueller 
Sr. Administrative Assistant 

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



Grayria Junction 
~COLORADO 

TO: 

FROM: 

PUBLIC WORKS & PLANNING 

Sue Mueller //~ 
Rick Dorris /'~ 

DATE:· June 4, 2007 

SUBJECT: Jones Gait TEDS Exception Request 

Please find attached 3 copies of the proposed TEDS exception. 

Memorandum 

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

To the Committee: 

I 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 If ~o( 

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 agricultural 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 1 00'. 
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: 
• Numerous subdivisions, old and new, have been approved with 

curves having a 100' centerline {examples attached); 
• A 1 00' centerline radius is allowed on Hillside lots. Of interest is 

that a 1 00' radius on flatter ground requires an Exception; 
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• A tee intersection, which requires a 90 degree turn with a radius far 
less than 1 00', 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 1 00' 
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 1 00' 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 1 00' 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 1 00' 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. 



b. Exception Considerations 

1. Will the exception compromise safety? 
We believe an Exception for a 1 00' centerline radius is not a safety 
issue for the following reasons: 

• A 1 00' centerline radius is allowed on Hillside lots; 
• 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 1 00', are allowable. 

2. 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 1 00' radius curve ... which as noted repeatedly is a 
compromise in itself. 

As with current subdivisions that have been approved with 1 00' 
centerline radius curves ... it is NOT that a 150' curve is unachievable, 
it is that a 1 00' curve is most compatible with the restrictions created 
by the property and typical standards. 

3. 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 1 00' 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: 

• 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; 
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• Blue Heron Meadow (2007) - 1 00' 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 1 00' radius. 

We do not see disadvantages for using a 1 00' radius centerline curve 
within Jones Gait. 

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

5. 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 1 00' 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. 

Recommended by: 

Approved as Requested: 

Approved as Modified: 

More Information Needed: 

Denied: 

Dated: 
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OEDICATIOii 

101011 All liEN IY THESE PRESENTS: 

That th~ uhdenigned Ire the owners of that real property sttuatM tn the Southwest Quarter af the IIOrtheast Quarter 
of Section l, fown5hip I South, R•"'l• I lfost ef th• Ute llortdion In lion COUnty, Colorodo, aha HiiiV d"'cribed in 
Book 2011, Page 387 of the deed records of Jllell County, Colorado, and .. 1ng •re sputftca11,. .aescrt~ as follows: 

I~ inning at I ttOfnt •tch bears S89•55'tS•[ 25.00 fHt frGII the CMter Quart•r Comer ef 5Ktten J, TIS, Rllo:, U.M., 
f'es• County, Colorado; thence •oo•o4'55"£ Z68.00 feet along the Eut 11• of !5 1/Z load; t.heftce 1eavtng llid llne 
sag•SS'45"E 95.02 feet; thence •oo•o4'15"E 46.00 fed to 1 pohat of tnttrsectton wtth 1 curve; ltlence along the arc of • 
curve to the rt9ht lllning 1 ndius of 47.00 feet. through 1 central angle of J04•to•u•. tllhose dtord bears S89•55'4S•£ 
44.00 feet. l49.53 feet along the arc of satd curve to 1 poh11t ef tnter1ectton wfth t stretght line;. thence sag•ss•cs•£ 
90.00 feet; thence soo•oc•ts•w 3§1.Jl feet; thence 583.45'11•£ 273.04 fer1; thence ll00.04'15•( !4.50 fe1Pt to I point of 
intersection •1th 1 curve~ thence along the arc of a curve to tae ritht having 1 radius of 47.00 feet. through 
1 central angle of 3o.c•to•48•. tmose chord bears sag•sS'4S•E 44.00 fHt. 7.49.53 feet along the uc of utd curve to • 
point of tntersectton llfith I straight fine;, theRCIP $89.55'45•[ 19.86 t.tt to I point On the (1st line Of theW 1/2 SW 1/4 
NE 1/4 of Slid Section .J; thenCIP fo11ow1ng said line SOO•oz•zs•w 210.00 fiiPt to I point on lhiP SOuth line of theW 1/2 
sw 1/4 NE 1/4 of said Sect ton li thPnce Nag•ss•cs•w G34.54 feet to the point of beginning. containing 4.2.'2 acres. II'IOre 
or less. 

That ntd owners hne caused the ufd real property to be laid out MMt surveyed IS kAY MDIVJSJON, • subdivision of 
A put of the County of Ml!u. 

That utd owners 4o hereby dedfCite 1nd set 1part 111 of the s.treets •nd roads IS shown en the ICCOII'!Panyfng plat to 
the use of the publtc forever and hereby dedtcatt those port tons of utd real property wMcll IN hbeled ts utility 
•u-nU on the acc...,anytng plat as perpetual ene~~~ents for the instillation and mfnUnlftCI ef .. ttltt1n and dratn1ge 
facfltttu. fftC1udfftlltut Mt Hatted te ehctrfc ltntS. tiS ltnes, teltP.,ne lines. together •tU. the rltht to trt11 

:;t;~r;~,:~ee:.;~ .:=~t=f !:/~~::~~·!h;~,h~ o!t !~T;::s t~": ~~~=~~~~~; !~: ~~~:~!•;!:;,~•::;~;~~~ ,:~:n.;~~! •;~nt 
dedicated to the I'UiliC UTILITIES. 

:._ ____ ,A.D., 

JOhn bans Debra. f Dlvfs 

STATE OF COlORADO I .. 
COUITY Of IIESA ) 

U.e foregoing tnstr.-nt was acknowledged before ee this ____ day of ____________ , A.D •• 19 __ 

•Y John Davis and Debra tJ. Divis.· 

.,.Y ca.ission ~"•Ptru. ____ --+--'-------
Notary Public 

Witness II.Y t11nd 1nd official seal. 

STATE OF COlORAO.. I .. 
COUNTY OF MESA ) 

ClERK AND RECORDER'S CER!IFICAH 

1 hereby certUy that this instrUIIIent was filed in II.Y office at I :J( o•clock_../!__M. tllts~day 
of D<~u I\', bee . A.D •• 19 c;.:s . tnd Is duly recorded h Plot look No. '. • Pl9• /7 '/-

Reception No. ltr'("J."/'-/5 {)uw>c.< IJ: AA'/-'if 
J::tt ;, .. 
~¥///2--'>l. fees: s __ ·· 

fQUNTY PLANNING COIIUSSION CER'1FJCATE 

• A.D., 19~. COunty Planning Connhsten •' the County of Md•. 

IOARO OF COUIITY COIIOISSIOIIERS' tERT!FICAT[ 

Approved thts~ay of ,..,_..(n'~3c:2'?-. , A.D .• 19n. lo1rd of County eo-tsstonars ef the Co:.~nty of Mfou. 

; .. ~.). l<~· 

SURVEYOR'S CUT!F1CAH 

1, W1yne H. lher. 1 Registered Professional Land Surveyor in the State of Colorado. hereby certtfy thtt this plat 
of KAY SUBDIVISION wu prepared from notes Uken 4 - the field by • durtttg June, 1993, and thh subdivision pht repruents 
utd Iurvey. 

&l(+p, ff. Q(f: ('kl/U 
ne H. tzel'" 

Professional La~ Surweyar 
P.L, P.l.S. No. 14113 

itoncE: According to Colorado La• you • st connence 1ny legal ICtion b1~td upon ~n¥ deftct tn this l~•rn..v .,1thtn st~ yu.-s 
lfter ,rou ·rtrJf discover auth 4efect. · Jn no evint. N.y tny •ctfon based upoh any •e,.ct 1n thh 1\lrYey be connenced 110re 
than 10 111rs fro~~~ the 4ah of the ctrt1f1catton shown hereon. 

UTiliTIES COORDINATING COit4mEE 

Approv•d this...t..lJMoy of ocJ;1,....,. • A.D .• 19~. Utiltties Coordinat'ing C01111tttee of thr County of Men . 

This subdivision h located in an lgriculturtl trU. It h hereby rteognized t~lt agricultural oper•tions uy 
41-conttnue tn the 1re1 and shall not be considered 1 nuiunce unlus gross ne\11f'Jence 1S proven pursuant to C.R.S. 35-3.5-101. 

KAY SUBDIVISION 
~ PART OF THE· Ull/4 NE 114, 

SECTION I, T.l S., II.IIIL, liTE MERIDIAN 

W.H. LIZER 8 ASSOCIATES 
ENGINEERING 6 SURVEYING 

576 25 ROAD· UNIT 8 · 241·11211 
GRAND JUNCTION, COLOIUDO 81&05 


