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Community Development Department 
Staff Report 
May 25, 2016 

 
Application #: 2016-08  
Project Name: Grand Mesa Subdivision - Lots 2 & 13   
Application:  Minor Subdivision  
Property Owner: Mesa Grand LLC 
Representative: Vortex Engineering, Inc., Robert W. Jones II   
Location:  1591 River Road and 1588 Cipolla Road 
Zone:   Industrial (I)  
Request:  This is a request for Minor Subdivision approval to subdivide  
   two lots into four lots total. 
  
 
Project Description: 
 
The subject property consists is two 3-acre lots abutting each other and located 
between River Road and Cipolla Road.  The applicants request approval to 
subdivide these two lots into four 1.5 acre lots.   
 
These lots are currently used for agricultural purposes and contain no buildings.   
Paved public roads and all necessary utilities are in the roads abutting these 
properties.   
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Surrounding Land Uses and Zoning: 
 

 
 

AERIAL PHOTOGRAPH 
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Review of Applicable Land Use Code Requirements: 
 
The proposed subdivision is classified as a Minor Subdivision by Section 
17.15.040, Classification of Subdivisions and General Procedures, of the Land 
Use Code (2009, as amended) because only two new buildable lots are to be 
created and all required public facilities and service are in existence and 
available to serve each lot.  No new public infrastructure is required to be 
constructed for this subdivision. 
 
There are no specific approval criteria that must be considered for Minor 
Subdivisions but all City requirements must be met.  No reviewer expressed a 
concern regarding this Minor Subdivision application and it appears that all city 
requirements can be met.   
 
The lot sizes meet the dimensional standards of Chapter 7 of the Land Use 
Code.  Fourteen foot wide multi-purpose easements are required adjacent to all 
roadways and these easements are shown on the plat.  These easements should 
be labeled multi-purpose easements and the plat should accurately indicate 
which easements are established already, and which easements are to be 
dedicated with the plat.    
 
Section 17.07.080 requires that a proposed development be compatible with 
adjacent properties, considering both existing and potential land uses on 
adjacent properties.  For all land uses, “compatibility” is provided when a 
proposed land use can coexist with other existing uses in the vicinity without one 
use having a disproportionate or severe impact on the other use(s). The city 
decision-making body may consider other uses existing and approved, and may 
consider all potential impacts relative to what customarily occurs in the applicable 
zone and those which are foreseeable, given the range of land uses allowed in 
the zone.  
 
Although the lots proposed are smaller than the other lots in the area, the entire 
area is zoned for industrial land uses and lot sizes should not create any 
concerns with compatibility.  The lot sizes proposed meet the minimum 
requirements of the Code.   
 
It should be noted that there is an annexation agreement that affects the subject 
properties.  This agreement was approved by the Fruita City Council through 
Ordinance 2011-05, and recorded with the Mesa County Clerk & Recorder in 
Book 5153, at Page 881.  The public improvements required by the annexation 
agreement have been completed as required.   
 
Development of the individual lots in this subdivision will require Site Design 
Review approval and will be subject to an additional cost for provision of sewer 
service as outlined in section 4.1.1 of the annexation agreement.  Impact fees 
that will affect the development of the individual lots include a Transportation 
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Impact Fee and a Drainage Impact Fee.  These fees are based on proposed 
development for the individual lots and will be calculated through the Site Design 
Review process.  As per Section 4.4 of the annexation agreement, there is an 
opportunity for reimbursement to the developer of the infrastructure (Mesa 
Grand) of collected Transportation Impact Fees.  This reimbursement also will be 
calculated through the Site Design Review process.   
 
 
Review Comments: 
 
All review comments received are included with this Staff Report.  All review 
comments must be adequately resolved before the plat is recorded.  No reviewer 
expressed a significant concern regarding the proposed subdivision. 
 
 
Public Comments: 
 
No written public comments have been received regarding this application.   
 
 
Staff Recommendation: 
 
Because the proposed subdivision meets or can meet all city requirements for 
Minor Subdivisions, staff recommends approval of the proposed Grand Mesa 
Subdivision - Los 2 & 13 Minor Subdivision with the condition that all review 
comments and issues identified in the Staff Report be adequately resolved 
before the plat is recorded.   
 
 
Planning Commission:  June 14, 2016 
 
 
City Council:  July 5, 2016 





















Mesa Grand Subdivision - Lots 2 & 13

Minor Subdivision



Mesa Grand Subdivision - Lot 2 & 13

2693-124-02-002 & 2693-124-02-013

1591 River Road & 1588 Cipolla Road
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General Project Report 
 For 

Mesa Grand Subdivision – Lot 2 & 13 
Minor Subdivision 

 
 

 
Date:    March 29, 2016 
 
 
Prepared by:  James C. Atkinson, P.E. 
   Vortex Engineering, Inc. 
   2394 Patterson Rd., Ste. 201 
   Grand Junction, CO 81505 
   970-245-9051 
   VEI # F16-004 
 
 
Submitted To: City of Fruita 
       Community Development Department 
   325 E. Aspen Avenue 
   Fruita, Colorado 81521 
 
    
Type of Design: Minor Subdivision 
                                  
    
 
Applicant:  Mesa Grand, LLC 
   Attn: Wenke Thoman 

Grand Junction, CO 81505 
 
 
Property Address:  1591 River Road  1588 Cipolla Road 

Fruita, CO 81521   Fruita, CO 81521 
 
 
Tax Schedule No.:  2693-124-02-002  2693-124-02-013 
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I. Introduction/Site History 

A. Property Location 
The sites are located 1591 River Road and 1588 Cipolla Road, in the City of Fruita, Colorado.  The 
sites are located near various commercial and vacant land uses. 
 
By legal description, the property is described as  
 
SITUATED IN THE SE1/4 SE1/4 SECTION 12 TOWNSHIP 1 NORTH, RANGE 3 WEST OF THE 
UTE MERIDIAN, MESA COUNTY, COLORADO and being more particularly described as follows: 
 
Pabco Industrial Park, Filing No. 2, Lot 2 & 13 

 
Please reference Exhibit ‘A’ – Vicinity Map within this report for further information. 

B. Description of Property 

The property is approximately 6.00 acres in size.  The site is vacant property.   
 
The topography of the site is relatively flat with a slight overall gradient to the southwest.  A 
Topographical and Boundary Survey was completed by Polaris Surveying.  Lincoln – DeVore, Inc. 
completed a soils investigation for the development. 

C. Purpose of General Project Report & Proposed Application 

Mesa Grand, LLC is proposing a Minor Subdivision of Lot 2 & 13 that is 6.00 acres located at 1591 
River Road and 1588 Cipolla Road, into four (4) lots of equal size (approximately 1.50 acres each).   
 
Surrounding Land Use/Zoning 

LAND USE – The following Land-uses surround the subject property: 

 North – Manufacture/Processing Business 
 South – Vacant land & Manufacture/Processing Business 
 East – Manufacture/Processing Business 
 West – Vacant Land 

 
ZONING – The subject property is currently zoned by City of Fruita as Limited Industrial, Research 
& Development (LIRD).  Within a ½ mile radius of the subject property, properties are zoned by 
Mesa County and the City of Fruita as: 

 North – Mesa County - PUD 
 South –City of Fruita – Limited Industrial, Research & Development 
 East – Mesa County - PUD 
 West – City of Fruita – Limited Industrial, Research & Development 

II. Existing Drainage Conditions 

A. Major Basin Characteristics 

This area of Mesa County consists of commercial land and vacant land uses. 
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The site generally drains from Northeast to the Southwest and then flows south to the Colorado River.  
There is two (2) drop inlet one (1) on the North side of River Road and one (1) on the south side of 
Cipolla Road that goes into a 12” PVC storm drain which takes some of the stormwater from River 
Road, Cipolla Road and conveys it to the South along an existing easement to a Grand Valley 
Drainage District drain ditch which flows East to West then drains into the Colorado River. 

B. Site Characteristics 
As stated above, the property is approximately 6.00 acres in size.  The site slopes from the northeast to 
the southwest, with slopes averaging 0.7 percent.   
 
The drainage patterns of the property, includes a combination of sheet flow drain pans and swale flow.  
The Lot 2 & Lot 13 cover type for the site is grass vegetation and weeds.   

III. Proposed Drainage Conditions 

A. Design Criteria & Approach 
As expected in most developments, conversion and development of this property from bare ground 
to a commercial area will, if directly discharged, increase the stormwater runoff, both in peak rates 
and volumes.  Direct discharge from the River Road and Cipolla Road to a street inlet will be 
conveyed to the south into the Grand Valley Drainage District drainage ditch on the Northerly side 
of Lot 22, said drainage ditch flows from East to West and drains into the Colorado River.  Runoff 
from Lot 2 & Lot 13 is sheet flow across the lot and into collector swales at property lines directed to 
the south and eventually the Colorado River. 
 

IV. Results and Conclusions 
 
A. Direct Discharge 
An overall drainage study for the Pabco Industrial Park was prepared by W.H. Lizer & Associated in 
December 2007, and January 2009.  The drainage concept presented in the approved report for Lot 2 
& Lot 13 indicated direct discharge from the lot into adjacent drainage swales along the rear property 
line.  Lot 2 & Lot 13 is designated as being part of sub-basin A.2 of the original report.  The maximum Q 
for the Basin was identified as 5.97 cfs contained in an earthen swale with a water depth of approx. 0.9 
feet.  There is no detention provided in the in the development since the property is at the low end of 
the drainage basin with discharge to the Colorado River. 

V. General Performance Standards 
 
Every development and change in land use in the City of Fruita must meet the General Performance 
Standards found in Section 17.07.070 of the Code.  The review of the General Performance Standards 
found in Section 17.07.070 is as follows: 

A. Neighborhood Impact 

1. Is the project compatible with surrounding land uses? 
The Pabco Industrial Park Filing 2 – Lot 2 & Lot 13 Minor Subdivision and is compatible with the 
surrounding areas, hence it MEETS this General Performance Standard, with the entire area 
zoned as LIRD. 
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2. Is the project’s scale, height & bulk of buildings consistent with that of the surrounding 
development? 
The Lot 2 & Lot 13 Minor Subdivision is based on the height and bulk standards of the 
surrounding and other development.  The project’s scale, height & bulk of buildings will be 
consistent with that of the surrounding development; hence it MEETS this General Performance 
Standard. 

3. Does the project comply with City of Fruita historic preservation design standards if the 
building is on the state or national register of historic places? 
 
This criterion is NOT APPLICABLE since no historic buildings exist on the subject property. 

4. If the project is a multi-family development is it within ¼ mile of a neighborhood 
commercial area and a City or School District 51 park/playground? 

This criterion is NOT APPLICABLE since no Single Family or other residential homes on the 
subject property.  
 

B. Transportation and Traffic 

1. Is the project consistent with the City of Fruita street standards? 
This criterion is NOT APPLICABLE since there will be no street constructed for the minor 
subdivision on the subject property. 

2. Does the project have an adequate pedestrian bicycle network? 
This criterion is NOT APPLICABLE since there will be pedestrian bicycle network being 
constructed or impacted for the minor subdivision on the subject property. 

3. Is the proposed road network and road standards consistent with the City of Fruita Road 
Classification map and City of Fruita street standards? 

The streets have already been developed in the Pabco Industrial Park – Filing 2 and are 
standard Streets and comply with the City of Fruita Street standards.  This MEETS this 
Performance Standard. 
 
This subdivision MEETS the Transportation and Traffic General Performance Standard. 

C. Wastewater 

1. Will the project connect to the City of Fruita wastewater system? 
Yes.  The development will be served by the existing the sanitary sewer main.  This MEETS the 
Performance Standard. 

2. If the sewer connection involves over-sizing does the developer propose a recapture 
agreement or an assessment district? 
This criterion is NOT APPLICABLE. 
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3. Will the project discharge other than domestic wastewater? 
No other type of sanitary sewer discharge, other than domestic wastewater, is to occur.  This 
MEETS this General Performance Standard. 

D. Water 

1. Does the project have adequate fire flow as determined by the Lower Valley Fire 
Department? 
The proposed subdivision of Lot 2 will be connected to the exiting 8” main located on the north 
side of River Road and Lot 13 will be connected to the existing 8” main located on the south 
side of Cipolla Road.  This subdivision MEETS this General Performance Standard. 

2. Does the project have sufficient domestic water to serve the proposed development? 
The project is to connect to the existing 8” main located in the north side of River Road and 
south side of Cipolla Road.  This subdivision MEETS this General Performance Standard. 

 
3. If the water service requires over-sizing does the developer propose a recapture 

agreement or assessment district? 
This criterion is NOT APPLICABLE. 
 
This subdivision MEETS the water General Performance Standard. 

E. Drainage 
 

1. Does the project meet the City of Fruita Drainage standards as defined in the City of 
Fruita Design Standards for new construction? 
This development plan has direct discharge for the subject property within the previously 
designed and approved master drainage study. The prior submittal of the Stormwater 
Management/Drainage Plan was approved, this development MEETS this General Performance 
Standard. 

2. Does the project comply with the Grand Valley Drainage District standards if it is on or 
adjacent to their drainage systems? 
The Stormwater Management/Drainage Plan was previously submitted and approved by the 
City of Fruita and Grand Valley Drainage District of the original submittal and development of 
Paco Industrial Park. This development DOES MEET this General Performance Standard. 
 
The proposal MEETS the Drainage General Performance Standard. 

F. Flood Hazard 

1. Does the project adequately address potential Federal Emergency Management Agency 
regulations and the Fruita flood hazard and meet the flood plan regulations? 
According to the Mesa County GIS, the subject property is located in Zone X, which is outside 
the boundaries of a 500 year floodplain.  Hence, no FEMA, Fruita flood hazard, or floodplain 
issues are applicable to this project. 
 
This development MEETS the Flood Hazard General Performance Standard. 
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G. Irrigation 
1. Does the project provide adequate irrigation water for the proposal including shares of 

water, method of delivery to each lot and method of draining water from each lot? 
 

This development MEETS the Irrigation Water General Performance Standard as previously 
submitted and approved by the City of Fruita. 

H. Fire Protection 
 

1. Does the project have adequate fire flow as determined by the Lower Valley Fire Dept. & 
does it meet the other requirements of the fire department with regard to access, cul-de-
sac radius, ect? 
It is not anticipated that Fire Flow will be an issue with this development.  The project will be 
connected to the existing 8” main located in the North side of River Road and south side of 
Cipolla Road that serves the development.  Access to the property is off of River Road and 
south side of Cipolla Road a City of Fruita public right-of-way.  This development DOES MEET 
this General Performance Standard. 

 
This development MEETS the Fire Protection General Performance Standard. 

I. Historic Preservation 

1. Does the project involve the demolition, remodel or reconstruction of a structure or site 
that is on the national or state register of historic places or eligible for nomination to 
either of these registers? 
This criterion is NOT APPLICABLE since no historic buildings exist on the subject property. 

J. Noise, Dust, and Odor 
1. Does the project comply with federal and state air emission standards? 

2. Does the project comply with state noise statues? 

3. Does the project minimize disturbance of the natural ground cover, or replacement of the 
natural ground cover with alternative ground cover or pavement? 

4. Have erosion and sedimentation controls been proposed during and after Construction? 
This criterion is NOT APPLICBLE since this is a subdivision of Lot 2 & Lot 13 since no 
construction is being performed to create any Noise, Dust and Odor General Performance 
Standard. 

K. Natural Features and Environmental Protection 
1. Does the development preserve natural features to the largest extent possible including 

existing trees, natural vegetation, hills, rock out-croppings, bluffs, stream & washes, 
river floodplains, wetlands, etc.? 
No natural features such as hills, rock out-croppings, bluffs, stream & washes, river floodplains, 
and wetlands are found on the subject property.  This development MEETS this General 
Performance Standard. 
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VI. Public Benefit & Development Schedule/Phasing 
 

This development appears to be an excellent opportunity and should serve an important community 
service in this area.   

VII. Conclusion 
We respectfully request your approval of this Minor Subdivision of Pabco Industrial Park Filing No. 2 – 
Lot 2 & Lot 13. 

VIII. Limitations/Restrictions 
This report is a site-specific report and is applicable only for the client for whom our work was 
performed.  The review and use of this report by the City of Fruita, affiliates, and review agencies is 
fully permitted and requires no other form of authorization. Use of this report under other circumstances 
is not an appropriate application of this document. This report is a product of Vortex Engineering & 
Architecture, Inc. and is to be taken in its entirety. Excerpts from this report may be taken out of context 
and may not convey the true intent of the report.  It is the owner’s and owner’s agent’s responsibility to 
read this report and become familiar with recommendations and findings contained herein.  Should any 
discrepancies be found, they must be reported to the preparing engineer within 5 days. 

The recommendations and findings outlined in this report are based on: 1) The site visit and discussion 
with the owner, 2) the site conditions disclosed at the specific time of the site investigation of reference, 
3) various conversations with planners and utility companies, and 4) a general review of the zoning and 
transportation manuals.  Vortex Engineering & Architecture, Inc. assumes no liability for the accuracy or 
completeness of information furnished by the client or municipality/agency personnel.  Site conditions 
are subject to external environmental effects and may change over time. Use of this report under 
different site conditions is inappropriate. If it becomes apparent that current site conditions vary from 
those reported, the design engineering should be contacted to develop any required report 
modifications.  Vortex Engineering & Architecture, Inc. is not responsible and accepts no liability for any 
variation of assumed information. 

Vortex Engineering & Architecture, Inc. represents this report has been prepared within the limits 
prescribed by the owner and in accordance with the current accepted practice of the civil engineering 
profession in the area. No warranty or representation either expressed or implied is included or 
intended in this report or in any of our contracts. 
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EXHIBIT ‘A’ 

 
SITE LOCATION MAP 
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