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Community Development Department 
Staff Report 
July 7, 2016 

 
Application #: 2016-14 (Annexation) & 2016-15 (PreliminaryPlan)  
Project Name: Aspen Village Subdivision and Annexation 
Application:  Annexation and Preliminary Plan   
Property Owner: McCurter Land Company, LLC 
Representative: River City Consultants, Inc.   
Location:  1062 18 Road (northeast corner of Aspen and Pine) 
Zone:   Currently zoned Agricultural Forestry Transitional (AFT -  
   County zoning) 
Request:  This is a request for annexation with a Community   
   Residential zone and Preliminary Plan approval. 
  
 
Project Description: 
 
The subject property contains approximately 6.8 acres and is located at the north 
east corner of the intersection of East Aspen Avenue and North Pine Street.  
Until very recently, there was an old house and a mobile home on the property 
but they have been removed so the property currently is vacant.   
 
The applicants are requesting annexation into the city limits with a Community 
Residential (CR) zone to allow for development of 22 single family detached 
residential lots.  The proposed Preliminary Plan shows access to the lots will be 
by an extension of Laura Avenue to the east with three cul-de-sacs.  The lots are 
to be between 8,000 and 13,000 square feet in size.  A pedestrian connection is 
provided to the existing trail at the north side of the property and another trail 
connection, combined with a short utility corridor, is provided to the south to 
Aspen Ave.  A landscaped water detention pond is to be located at the corner of 
Aspen Ave. and Pine St.  Pressurized underground irrigation will be provided to 
each lot.  The development is intended to be constructed in one phase.   
 
The next step in the development process is a Final Plat application.  A 
resolution to find the property eligible for annexation is scheduled for the August 
2, 2016, City Council public meeting.  The final annexation and zoning of the 
property will be completed along with the Final Plat application.   
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Surrounding Land Uses and Zoning: 
 
Surrounding land uses are primarily single family detached residential.  The map 
below identifies the various zones in this area and the properties that are not 
currently within the city limits.   

 
 

LOCATION AND ZONING MAP 
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2015 AERIAL PHOTOGRAPH 

 
 
Review of Applicable Land Use Code Requirements: 
 
ANNEXATION 
 
Section 17.06.040 of the Land Use Code sets out the criteria that must be 
considered for annexation requests.  The property is within the City's Urban 
Growth Area.   
 
Section 17.06.040.A.1 of the Code states that if the property is located 
within the City's Urban Growth Area as identified by the Fruita Community 
Plan, annexation may be approved only after considering the following 
criteria: 
 
a. The annexation meets the requirements of the State Statutes; 
 

This annexation request meets the requirements of state laws.  The 
property has the required 1/6th contiguity with existing city limits.  It is 
within Fruita's Urban Growth Area and abuts existing urban development.  
The city's Master Plan recommends urban development for this area.  All 
required public facilities and services are available to the property at this 
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time.  A community of interest exists between the area proposed to be 
annexed and the City of Fruita and the property is capable of being 
integrated into the urbanizing area.  This criterion has been met.  These 
issues are discussed in more detail below. 

 
b. The area is or can be efficiently served by city utilities and capital 

investments, including water, sewer, parks, drainage systems and 
streets; 
 
As an enclave within the city limits with urban development currently 
existing on all sides, all required utilities are available to the subject 
property.  There are public parks, trails and an elementary school within ½ 
mile of the development.  This criterion has been met.  
 

c. The area is contiguous with existing urban development; 
 
The subject property is contiguous to the city limits on three sides and 
those three sides are contiguous with existing urban development - Vista 
Valley subdivision to the north, Canterbury subdivision to the east, 
Leesdale subdivisions to the west (from the 1950s) and Windsor Park to 
the south along with two larger lots still in the County.  This criterion has 
been met.  
 

d. The area is or can be efficiently served by police and other municipal 
services; 

 
Because access to the property is through roads within the existing City 
limits, is surrounded by urban development, and all required utilities are 
currently available, the property can be efficiently served by police and 
other municipal services.  This criterion has been met.  

 
e. The development is consistent with community goals, principles, 

and policies as expressed in the Fruita Community Plan; 
 
The proposed annexation and requested zone meet the approval criteria 
that must be considered for annexations and changes to the Official 
Zoning Map as identified by the Land Use Code.  The Land Use Code is 
one of the primary documents to implement the Fruita Community Plan.  
This criterion has been met.   
  

f. The annexation is supported by local residents and landowners;  
 
 The annexation meets the goals and policies of the city's Master Plan and 

the applicants held a neighborhood meeting regarding their intended 
annexation and development.  At this time staff has received no written 
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comments that would indicate that this annexation is not supported.  This 
criterion has been met. 

 
g. Water and ditch rights can be provided, as applicable, in accordance 

with city policies; 
  
 It appears that water and ditch rights can be provided in accordance with 

city policy.  This criterion has been met. 
 
h.   The area will have a logical social and economic association with the 

city, and; 
 
 Because the property has been enclaved by the city for many years, and 

is surrounded by urban development and major roadways, the area will 
have a logical social and economic association with the city.  This criterion 
has been met. 

 
i. The area meets or can meet the existing infrastructure standards set 

forth by the city. 
 
To help ensure that infrastructure can be constructed in this area without 
great difficulty, staff recommends that 30 feet of right-of-way and 14 foot 
wide multi-purpose easements be provided for both Pine Street and 
Aspen Avenue.  This is a standard requirement of all annexations and/or 
development in the City of Fruita and is discussed in more detail below.  
This criterion can be met.    
 

Based on this information, the annexation of the subject property meets or can 
meet the approval criteria that must be considered for annexations with the 
condition that right-of-way and 14-foot wide multi-purpose easements are 
provided for both Pine Street and Aspen Avenue.  It should be noted that there 
are no current aspects of the property that would be considered legal non-
conforming (aka, grandfathered) after the annexation is completed.   
 
 
REZONE 
 
Section 17.13.060, Amendment to the Official Zoning Map (Rezone), of the 
Land Use Code (2009, as amended) states that the Official Zoning Map may 
be amended when the following findings are made: 
 
1. The proposed amendment is compatible with surrounding land uses, 

pursuant to Section 17.07.080, and is consistent with the city's goals, 
policies and Master Plan; and 
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 The Fruita Community Plan (a major portion of the city's Master Plan) 
recommends Community Residential (CR) type zoning for this area.  The 
CR zone is primarily a single family residential zone and the subject 
property is surrounded by single family residential development and with 
CR zoning and development to the east and west, and Planned Unit 
Development zoning for mainly single family residential development to 
the north and south.  This criterion has been met. 

 
2. The land to be rezoned was previously zoned in error or the existing 

zoning is inconsistent with the city's goals, policies and Master Plan; 
or 

 
 This criterion is not applicable because the land is not yet in the Fruita city 

limits.   
 
3. The area for which the amendment is requested has changed 

substantially such that the proposed zoning better meets the needs 
of the community; or 

 
 Although there have been changes in the area, this criterion is not 

applicable because the land is not yet in the Fruita city limits.   
 
4. The amendment is incidental to a comprehensive revision of the 

city's Official Zoning Map which recognizes a change in conditions 
and is consistent with the city's goals, policies and Master Plan; or 

 
 This criterion is not applicable because there is no comprehensive revision 

of the Official Zoning Map for this area. 
 
5. The zoning amendment is incidental to the annexation of the subject 

property and the proposed zoning is consistent with the city's goals, 
policies, and Master Plan. 

 
 The requested zoning amendment is incidental to the annexation and, as 

explained above, the requested CR zone is consistent with the city's goals 
and policies as expressed in the Master Plan.   

 
Based on this information, the requested CR zone meets the approval criteria 
that must be considered for a rezone (Official Zoning Map amendment).   
 
 
MAJOR SUBDIVISION PRELIMINARY PLAN 
 
Section 17.05.070.C of the Land Use Code requires the following approval 
criteria to be considered for Preliminary Plan applications in addition to 
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compliance with all approval criteria required to be considered for Sketch 
Plan applications:  
 
1. Adequate resolution of all review comments,  
 

As discussed in detail below, it appears that review comments can be 
adequately resolved without a significant redesign of the proposed 
development.   This criterion can be met if all review comments are 
resolved with the Final Plat application.  

 
2.   Compliance with conditions of approval on the Sketch Plan, if any. 
 

No Sketch Plan application was submitted or required for this proposed 
development.  This criterion does not apply. 

 
The following are the approval criteria that must be considered for Sketch 
Plan applications: 
 
1. Conformance to the City of Fruita’s Master Plan, Land Use Code, 

Design Criteria and Construction Specifications Manual and other 
city policies and regulations; 

 
 With some changes, the proposed development can be in conformance 

with the city's Master Plan, Land Use Code, and all other city policies and 
regulations.  The Fruita Community Plan (FCP, a major component of the 
city's Master Plan) recommends Community Residential (CR) type zoning 
and development for this area.  The applicants have requested a CR zone 
and the development meets most of the CR zoning requirements (lot size, 
setbacks, etc.).  The following is a summary of the changes to the 
development which are necessary to meet the minimum requirements for 
subdivision development in the CR zone.   

 
 Roads to be built internal to the subdivision are standard local roads with 

44 feet of right-of-way, 28 feet of pavement, curbs, gutters, and attached 
sidewalks.  The only improvements required to adjacent existing roadways 
is to remove curb cuts that are no longer necessary, and replace a small 
section of missing curb, gutter and sidewalk as identified in the City 
Engineer's comments.   

 
 Pine Street is classified as a collector roadway which requires a minimum 

width of 60 feet.  It is unclear how much right-of-way exists for Pine Street 
in this area, which is classified as a collector roadway.  To avoid potential 
future problems, 30 feet of right-of-way for Pine Street should be 
dedicated to the public.  There may be an issue with dedicated right-of-
way for Aspen Avenue also, so 30 feet of right-of-way also should be 
dedicated for Aspen Avenue to avoid future potential problems.   
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 Review comments from the Lower Valley Fire Protection District (LVFPD) 

recommend that the cul-de-sacs meet a minimum 96-foot radius size 
which will require at least one cul-de-sac to be bigger.  Additionally, the 
LVFPD recommends that Laura Avenue be extended to the east edge of 
the property so that it can connect to the existing Laura Avenue stub street 
on the east in the future.  This also is a requirement of the Land Use 
Code. 

 
 Section 17.43.030.D of the Land Use Code states that all developments 

should be planned to provide both vehicle and pedestrian/bicycle 
connectivity to adjacent properties.  Wherever possible, street stubs to 
adjacent parcels and connections for pedestrian/bicycle paths shall be 
incorporated into the design of the development.  Section 17.43.040.C 
requires that cul-de-sacs not exceed 600 feet in length.  The roads in this 
subdivision are essentially one large cul-de-sac exceeding 600 feet in 
length.  This issue can be resolved with a stub street somewhere in the 
vicinity of proposed Lot 14 to provide a logical connection to the adjacent 
property and the existing Laura Street stub farther to the east.     

 
 Section 17.39.080 of the Land Use Code requires that there be at least 

one on-street parking space for every lot with access from the bulbs.  To 
comply with this requirement, some of the lot lines around the bulbs may 
need to be changed or driveway widths will be required to be limited.  As 
an alternative as provided in this section of the Code, if one additional off-
street parking space is provided for each dwelling unit, this requirement 
can be reduced up to 50%.   

  
 Regarding parks, open space, and trails, the proposed development 

provides a 10-foot wide pedestrian/bicycle connection to a public trail at 
the end of the northeast cul-de-sac, identified as Tract C on the plans 
submitted.  Tract C also includes a 5-foot wide strip of land along the north 
edge of the entire property to encompass an existing pedestrian trail 
easement on the subject property.  A 20-foot wide utility corridor at the 
south end of the property also is available for pedestrian and bicycle use.  
The applicants have requested credit against the Parks, Open Space and 
Trails Impact Fee for providing these transportation connections.   

 
 Section 17.29.030.B of the Land Use Code requires trails to be provided: 

to link to existing or planned future trails; to provide valuable links to 
destinations such as schools, parks and other neighborhoods, and; to 
avoid out-of-direction travel by pedestrians and bicyclists. This will require 
a trail corridor to be provided at the end of each cul-de-sac.  The short trail 
corridors are required to be at least 16-feet wide with an 8-foot wide paved 
trail.  This Code section indicates that the land area required for a public 
trail is not eligible for credit against the impact fee and the construction of 
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on-site trails necessary to provide an adequate bicycle and pedestrian 
transportation network internal to the development are not eligible for 
credits against the impact fee. 

 
 This section of the Code also requires that corridors for Primary Trails be 

at least 30 feet wide.  The existing trail on the north side of the property is 
classified as a Primary Trail and is in a 20-foot wide corridor.  Additional 
land area for this trail is necessary so that it is at least 30 feet wide and 
should be part of Tract C.  As pointed out by the City Engineer, this 
additional land area also will avoid fences being built too close to the 
existing trail pavement.       

 
 There is a concern about drainage on the lots along the southeast 

property line.  Instead of a swale to contain and direct drainage, a 
permanent feature, such as an underground pipe with catch basins or a v-
pan, should be used instead to make it clear to future lot owners that a 
water drainage system runs along the back end of their property.   

 
 Review comments from the City Engineer also point out other technical 

concerns with roadway design and irrigation and Grand Valley Power and 
the LVFPD also have additional technical issues that must be adequately 
resolved with the Final Plat application.  

 
 If these issues are adequately resolved with the Final Plat application, 

then this criterion can be met. 
 
2.   Compatibility with the area around the subject property in 

accordance with Section 17.07.080; 
 

Section 17.07.080 of the Code states that 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. 
 
There are many single family houses in this area, including some on 
relatively small lots to the north and south of the subject property.  There 
also are houses on relatively large lots to the south (currently outside of 
the city limits) which could redevelop with higher residential density.  The 
proposed single family detached residential subdivision with lots well over 
the bare minimum required in the CR zone.  The city's Master Plan 
recommends Community Residential type of zoning and development in 
this area.  This criterion has been met.   
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3.    Adequate provision of all required services and facilities (roads, 
bicycle and pedestrian facilities, parks, police protection, fire 
protection, domestic water, wastewater services, irrigation water, 
storm drainage facilities, etc); 

 
  If all review comments and issues identified in this Staff Report are 

adequately resolved with the Final Plat application, this criterion can be 
met. 
 

4. Preservation of natural features and adequate environmental 
 protection;  

 
The subject property had been farmed for many years, and has been 
fallow for many years.  There do not appear to be any natural features on 
the property worthy of protection.  The developer intends to save as many 
existing trees as possible according to the project narrative.     

 
Stormwater management issues must be addressed and sedimentation 
and weed controls will be required as part of the construction process.   

 
This criterion can be met.  
 

5. Ability to resolve all comments and recommendations from 
reviewers without a significant redesign of the proposed 
development. 
 
Although some redesign will be required in order to meet the minimum 
requirements of the Land Use Code and other city regulations, it does not 
appear that resolving concerns necessarily leads to a significant redesign 
of the development that would require another Preliminary Plan review.   
 
In addition to the review comments identified above, Ute Water and Grand 
Valley Power have technical issues which would not require a significant 
redesign of the proposal, but which must be resolved with the Final Plat 
application.  Grand Valley Drainage District and Xcel Energy comments 
indicated that they have no concerns with the subdivision as proposed.    
 
This criterion can be met. 
 

Based on this information, the approval criteria that must be considered for 
Preliminary Plan applications either has been met or can be met if all review 
comments and issues identified in this Staff Report are adequately resolved with 
the Final Plat application.   

 
 

Impact Fees 
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The following impact fees are applicable to this development: 
 
Transportation Impact Fee:     $3,200 per lot 
School Land Dedication Fee:   $920 per lot 
Parks, Open Space, and Trails Impact Fee:   $1,860 per lot 
Chip/Seal Impact Fee:     $3.85 per square yard of asphalt  
        on the internal roads 
Drainage Impact Fee:    $16,913.56 (unless more water  
        detention is provided to  
        reduce this fee) 
   
According to the information submitted, the applicants intend to defer the impact 
fees until the time of planning clearance for each individual lot.  The required 
improvements will be guaranteed with a letter of credit. 
 

 
Review Comments: 
 
All review comments received are included with this Staff Report.  All review 
comments must be adequately resolved with the Final Plat application.   
 
 
Public Comments: 
 
No written public comments have been received regarding this application.   
 
On April 25, 2016, the applicants held a neighborhood meeting at Rim Rock 
Elementary School to explain the proposed development to surrounding property 
owners.  According to the information submitted, there were 19 people at the 
meeting, in addition to the developers and their representatives, who asked 
about house sizes, materials, height and similar questions.  There were 
questions about emergency access and concerns about the annexation.  
Included with this Staff Report is the invitation sent for this neighborhood 
meeting, the attendance sheet, and a summary of the meeting.       
 
 
Staff Recommendation: 
 
Annexation 
 
Staff recommends approval of the annexation application with the condition that 
30 feet of right-of-way and 14-foot multi-purpose easements are dedicated for 
both Pine Street and Aspen Avenue before the annexation is completed. 
 
Official Zoning Map Amendment (Rezone) 
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Staff recommends approval of the rezone to Community Residential with no 
conditions. 
 
Preliminary Plan 
 
Staff recommends approval of the Aspen Village Preliminary Plan with the 
condition that all review comments and all issues identified in the Staff Report are 
adequately resolved with the Final Plat application.  
 
 
Fruita Planning Commission:  July 12, 2016 
 
 
Fruita City Council:  August 2, 2016 
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PROJECT: Aspen Village Subdivision 
   
 
Petitioner: James McCurter 
  McCurter Land Company LLC 
 
Reviewer:  Sam Atkins 
 
Date: May 16, 2016 
 
REVIEW TYPE:   Minor Subdivision   X  Major Subdivision - Preliminary Plan   
(Check One)    Lot Line Adjustment   Final Plat  
   Site Design Review   Conditional Use Permit   
   Other: 
  
 
REVIEW COMMENTS 
 

1. General:  This application is for a new single family residential subdivision of 22 lots on 6.846 acres 
location on North Pine Street. 
 

2. Preliminary Plan (Sheet C3):   
a.  A provision to stub to the west to Laura Avenue should be provided. 
b. With the location of the existing pedestrian trail in the east-west section of Tract C, it appears 

there will only be about a foot or two between what is the edge of path and the property line to 
the south.  This will potentially place a fence too close to the trail.  Chapter 17.29 of the Land 
Use Code states "The width of land required for local trails must be at least 16 feet  for  short  
connections  (such  as  between cul-de-sacs)  and  wider  for  longer connections (such as a trail 
behind rear property lines along a block).  Vertical clearance on all trails must be at least eight (8) 
feet. Horizontal clearance must be at least 3 feet on both sides.  An additional strip of land will be 
required to be dedicated as part of Tract C to obtain the 3-ft clearance to the south edge of the 
trail.  

c. Per the code reference in the above comment, the width of Tract C needs to be 16-ft in width 
instead of the 10-ft proposed between lots 10 and 11.  

d. Street light locations should be shown on the plan. 
e. Show location of mail delivery cluster, or call it out.  I think there is a pad shown on the plan for 

it. 
f. Signage for Stop and street names not shown.  End of Road markers shall be placed at Laura 

Avenue if just stubbed toward Laura Avenue to the east. 
g. If Laura Avenue is not connected through, then "No Outlet" signage will be required at the 

entrance to the subdivision. 
h. There are curb cuts on Aspen Ave. and on Pine St. that are leftover from the old existing house.  

Those curb cuts are to be removed and replaced with vertical curb, gutter and sidewalk.  
Additionally, there is a section of curb gutter and sidewalk missing on Pine St. just north of the 
curb return from the Aspen Ave./Pine St. intersection that needs to be replaced with new c.0urb, 
gutter and sidewalk.   
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3. Drainage Report and Grading Plan (Sheet C-5):   

a. The northernmost portion of the site appears to drain to the north to a location on the existing 
trail where there are manholes with grated lids.  These grated lids are in the existing path which is 
not the most desirable, but given that they are already receive nuisance flow from the properties 
to the north, it does not make a lot of sense to try and do anything differently for this project.  
Can you call out on the plans the existing manholes so that it is clear on the plan that you have 
something to drain to?  Additionally the drainage report shows all of the north end of the project 
draining to the south instead of breaking off some of it to the north.  Is this area considered in the 
detention release and/or total release rate?   

b. The southeast legs of Lots 12-19 have a proposed swale running the entire length of that leg of 
the subdivision.  An underground pipe with catch basins or other permanently defined feature (v-
pan or curb and gutter) should run this length rather than a earth swale.  The pipe and inlets 
should run to the downstream edge of the second to last (upstream) lot and have catch basins 
every other lot line.  The v-pan or curb and gutter would start at the downstream end of the 
second to last (upstream) lot and continue to the point at which it would be picked up by a storm 
drain. 

c. Calculation for the drainage impact fee for over-detention is based on the recapture agreement 
between the City of Fruita and Constructors West, Inc. dated 1/21/2003 for the Cottonwoods 
Subdivision.  That recapture has expired (10 year limit).  The recapture was based on 53 cfs of 
over-detention by Cottonwoods Subdivision that could be purchased from other developments 
within the Murray Drain drainage basin which lies within the 117 Major Drainage Base (4.09 sq. 
mi. as defined by Mesa County).  The calculations for recapture vary depending on where the 
property is located within the system, but the recapture for this parcel (which is in Area 3) is -
(CDR-0.173) x Developed Acres x $14,591.98.  There was not a provision in the recapture 
agreement for inflation, but the Engineering Dept. is willing to accept the payment in lieu of 
providing the additional detention. The 100-year historic runoff for the project is 1.62 cfs.  The 
required runoff reduction is 48% of historic which would be 0.48 x 1.62 cfs = 0.78 cfs.  
Therefore the new available over-detention from Cottonwoods Sub. Detention facility is 52.22 
cfs. 

 
4. Landscape/Irrigation Plan:  

 
a.  Verify that the site triangle for the detention area meets the requirements of Sheet 4.71 of the 

City of Fruita Design Criteria and Construction Specifications Manual. 
b. With lot sizes in the 10K to 12K range, the use of 9 gal/min per unit seems too low.  Section 7.2 

of the Manual specifies A minimum flow rate of 15 gpm is to be delivered to each lot. 
c. Unless approved by all the dry utility providers for the current plan location for the irrigation 

main, I would prefer that the irrigation main either be placed in the rear of the lots or in a 
separate easement just outside of the 14'MPE.  I would accept a 5' easement adjacent to the 
14' MPE with the line being placed 1-foot off the MPE. 

d. Is it implied that no lot can have a turf area larger than 1900 sf?  I assume that with the lot 
sizes being in the 10,000 range, some owners are not going to want to be restricted that 
much.  If this is the restriction, will it be recorded on the site plan or contained within the 
CCR's?  I did not see anything in the CCR's that reference the amount of water available to 
each lot in gpm or the area restriction for turf.  
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5. Impact Fees:  
 

a. Transportation Impact Fee:  The fee required will be $3,200 per residential unit.  This 
amounts to $3,200/residential unit x 22 units = $70,400.   

 
b. Chip and Seal Fee Calculation: This is calculated using the surface area of the interior 

streets at a rate of $3.85/square yard.  
 

c. Drainage Impact:  This fee was calculated by the applicant and resulted in a fee of 
$16,913.56.  If detention (100 year release of 52% of historic) is provided, there will not 
be a Drainage Impact Fee.  The fee of $16,913.56 is acceptable for the over-detention 
require for this basin. 
 

d. Parks, Open Space, and Trails:  The fee required will be $1,860 per residential unit.  
This amounts to $1,860/residential unit x 22 units = $40,920. 
 

e. School Land Dedication Fee:  The fee required will be $920 per residential unit.   
 
 

SIA: Engineering has reviewed the submitted draft Subdivision Improvement Agreement Exhibit 
B and has no issues. 
  
 

 
RECOMMENDATION:   

 
The Engineering and Public Works Departments recommends approval of this Preliminary Plan upon 
the satisfactory resolution of the items cited above. 



From: Jim Daugherty
To: Henry Hemphill
Subject: Aspen Village
Date: Friday, June 17, 2016 9:42:36 AM

Ute Water Conservancy District                                                            Date: 17 June 2016
Review Number 2016-15
Review Name Aspen Village

•             Water mains shall be C900, minimum DR18 PVC. Installation of all pipe, fittings, valves,
 and services, including testing and disinfection shall be in accordance with Ute Water standard
 specifications and drawings.
•             Developer is responsible for installing meter pits and yokes (pits and yokes supplied by
 Ute Water)
•             Construction plans required 48 hours before construction begins. If plans change the
 developer must submit a new set of plans.
•             Electronic drawings of the utility composite for the subdivision, in Autocad.dwg format,
 must be provided prior to final acceptance of the water infrastructure.
•             Water meters will not be sold until final acceptance of the water infrastructure.
•             Abandoned services shall be removed and capped at main.
•             Change water line note six to read Fruita and/or Mesa County.
•             Provide Plan & Profile for SS for review.
•             Move irrigation to the rear of lots.
•             Eliminate the valve to the west at the intersection of Laura and North South cul-de-sacs.
•             All fire hydrants shall be moved to the beginning of the radius for the cul-de-sacs.
•             Just past the fire hydrants show a reducer and water main as four-inch.
•             Wet tap for connection in Aspen shall be an eight on ten wet tap, not an eight by eight by
 eight tee and valves as indicated.
 

From: Henry Hemphill [mailto:hhemphill@fruita.org] 
Sent: Wednesday, June 01, 2016 9:53 AM
To: daniel.roussin@state.co.us; arthur.valdez@charter.com; Dick Pippenger;
 segodfrey.survey@gvdd.org; gvic@sprynet.com; Tim Ryan; Jim Daugherty;
 scott.hendricks@xcelenergy.com; ed@sandslawoffice.com; Ken Haley; Sam Atkins; Judy Macy; Mark
 Angelo
Cc: Dahna Raugh
Subject: Projects for your Review
 
Hey,
 
Here are 2 projects for your review. They are set to be annexed as well. Please send me your
 comments and indicate project number. Thank you!
 
 
Application #              2016-13
Application Name       Adobe View North
Application Type        Preliminary Plan
Applicant                    Adobe View Development
Representative            Steve Hejl
Location                      965 18 Road

mailto:jdaugherty@utewater.org
mailto:hhemphill@fruita.org


 
 
http://www.fruita.org/cd/page/2016-13-adobe-view-north-preliminary-plan
 
 
Application #              2016-15
Application Name       Aspen Village
Application Type        Preliminary Plan
Applicant                    McCurter Land Company
Representative            River City Consultants- Tracy States
Location                      1062 18 Road
 
http://www.fruita.org/cd/page/2016-15-aspen-village-preliminary-plan
 
Henry Hemphill  |  Planning Tech.  |  City of Fruita, CO  |  (970) 858-0786  | 
 hhemphill@fruita.org
 
 

http://www.fruita.org/cd/page/2016-13-adobe-view-north-preliminary-plan
http://www.fruita.org/cd/page/2016-15-aspen-village-preliminary-plan
mailto:mbennett@fruita.org


 
 

COMMUNITY DEVELOPMENT DEPARTMENT 

REVIEW SHEET 
 

DATE:  JUNE 1, 2016    
 
TO:  REVIEW AGENCIES       
 
Application #:  2016-15 
Applicant:   River City Consultants 
Application Name: Aspen Village  
Application Type: Preliminary Plan 
Location:  1062 18 Road 
Zone:   Unincorporated Mesa County, AFT. 
 
Description: This is a request to approve a Preliminary Plan for a 22 lot single 

family residential subdivision 
 
____________________________________________________________        
                                                                                                                                                                                                     
The attached plan has been submitted to your office for review and comment.  To 
ensure any concerns you have are taken into consideration please comment by JUNE 
23, 2016. 
 

RETURN TO THE CITY OF FRUITA COMMUNITY 
DEVELOPMENT  

Or e-mail to hhemphill@fruita.org  
 

GVP Comments for 2016-15 Aspen Village Preliminary Plan (Fruita) 
1. The project is in the Grand Valley Power (GVP) service area. 
2. Single-phase underground power is available for this project, 

along East Aspin Avenue. 
3. There may be space issues with the irrigation system in the 14’ 

MPE.  A possible conflict with gas line and transformer locations. 
A detail of the cross section of the MPE would be useful.   

4. Is the space in Tract B for a power line trench and 3- 3” ducts. 
5. Need GVP electric layout on FINAL Utility Composite Plan. 

Showing the locations of streetlights, transformers, junction  

mailto:hhemphill@fruita.org


boxes, road crossings (number of conduits, type, size, depth & 
length) and any other needed equipment. 

6. Please make application for service by calling 242-0040, to start 
the design process.  A cost estimate will also be prepared. 

7. Need Final Plat with addresses before going to Contract for 
Construction with Grand Valley Power. 

8. No trees to be planted over utility portion of Multi-Purpose 
Easement. 

9. Any Utility / Multi-Purpose Easement that is also used for 
landscaping will need to have underground power lines built in 
duct system.  

10. Irrigation and drainage lines should not be in the utility portion of 
the Multi-Purpose Easement.  

11. Any relocation of existing overhead power lines, poles, 
guy/anchors, underground lines, transformers or any other 
Grand Valley Power equipment is at the developer’s expense. 



LOWER VALLEY FIRE PROTECTION DISTRICT 
168 N. Mesa 

Fruita, CO. 81521 
Phone: (970) 858-3133 Fax: (970) 858-7189 

                                    
 June 15, 2016                                                   

 
 
 

City of Fruita Community Development 
325 East Aspen 
Fruita, CO 81521 
 
 
 
Application:               2016-14 
Applicant:                  River City Consultants 
Application Name:    Aspen Village 
Application Type:      Annexation      
Location:                    1062 18 Road. 
Zone:                          AFT   
 
Review Comments:    

  
All cul-de-sacs must meet the 96 foot diameter required by Appendix “D” of the     
IFC.  
 
Fire Hydrants must be located just prior to entering a cul-de-sac. A hydrant must 
be installed at the intersection of Laura Court and Aspen Village Court. 
 
Laura Court should be renamed as Laura Avenue and continue as a through street 
and connect with the existing Laura Avenue to the East. If this is not possible the 
street should be stubbed out for future connection to Laura Avenue. Note if Laura 
Avenue cannot be connected as a through street an emergency access must be 
provided at an acceptable location near lots 11, 12, or 13  
 
The second access road shall comply with the requirements of Section 503.2 of 
the 2012 IFC. 
 
In lieu of the second access road all residences in the subdivision could be 
protected by residential sprinkler systems. 
           
            

Richard Pippenger 
Fire Marshal 

 







 

 

Project Narrative 

Name:  Aspen Village Subdivision 

Application:  Annexation/Rezone and Preliminary Plan 

May 5, 2016 

 

 

 

Project Information 

 

      Applicant: McCurter Land Company, LLC - Owner 

 Representative: Tracy States – River City Consultants, Inc. 

 Location: 1062 18 Road, Fruita, Colorado 

 Parcel No: 2697-162-00-020 

 Zoning: Current Mesa County AFT – Proposed Community 

Residential (CR) within the City of Fruita 

  

 

Project Description: 

The project is located at the northeast corner of the intersection of Pine St. and Aspen 

Ave.  The project is proposing annexation and zoning to CR within the City of Fruita 

limits.  It is proposed to create a 22 lot single family detached residential subdivision.  

The total acreage of the project is 6.73 acres.  The lot sizes conform to the CR zone 

district standards.  The lots range in size from 8,282 square feet to 12,633 square feet 

and is similar to densities in the immediate area the subject property.  All of the 

setback requirements for the CR zone district can easily be met with lots of this size. 

The existing structures will be removed.    

 

Two trail connections totaling 0.14 acres are proposed and the applicant is requesting 

credit for these trail connection towards the Public Sites, Parks and Open Spaces 

Dedication/Fee.  No other open space/trails are proposed with this subdivision.  There 

is a small detention pond located at the northeast corner of the project which will be 

landscaped, providing a pleasing aesthetic for this intersection corner.  

 

 

Neighborhood Meeting: 

A neighborhood meeting was held on April 25, 2016, at Rim Rock Elementary at 6 

pm.  The minutes, attendance sheets and exhibits that were presented at the meeting 

are included with this submittal.  Overall, the project was favorably accepted by the 

public that attended the meeting. 

 

 



River City Consultants, Inc. – Aspen Village Subdivision and Annexation/Rezone  2 

Annexation and Zoning – Within the City’s Urban Growth Area 

 

Does the annexation meet the requirements of State law (Title 31, Article 12)? 

The annexation of the subject property does meet the requirements of Colorado State 

Law (Title 31, Article 12).  A Petition for Annexation and Annexation Map have been 

included with this submittal and the subject property has the 1/6 contiguity with the 

City limits required for annexation.  The legal description of the annexation, 

including right-of-way can be found on the Annexation Map.  All land adjacent to the 

subject property has been developed, with the exception of the two parcels adjacent to 

the southeast. 

 

Can the area to be annexed be efficiently served by urban services and facilities 

(police and fire protection, sanitary sewer service, potable and irrigation water, 

drainage structures, streets and trails, etc.) and what will the impact be to these 

urban services and facilities? 

There is water and sewer service available adjacent to the property.  The developer 

will dedicate road and pedestrian systems within the development.  There should be 

minimal impact to the provision of police and fire protection services and other 

municipal services with this annexation.   

 

The developer/owner owns four shares of Grand Valley Irrigation Company irrigation 

water.  An Irrigation Design Report is included with submittal.  Storage is proposed 

as well as a pumped, pressurized system.  It is estimated that an additional four shares 

of irrigation water will need to be purchased to increase water availability.  Please 

refer to the Irrigation Design Report.  Stormwater detention is proposed for the 

subdivision and drainage from the project will be released at less than historical rates 

into the existing drainage system. 

 

Is the area to be annexed contiguous with existing urban development? 

As explained above, the property has the 1/6 contiguity with the City limits required 

for annexation and all land adjacent to the subject property has been developed, with 

the exception of the two parcels adjacent to the southeast. 

 

Is the annexation consistent with the City’s Master Plan? 

The subject parcel is an in-fill parcel and has ready access to all urban services.  The 

project and annexation are consistent with the City’s Master Plan including the Fruita 

Community Plan.  The project provides higher density residential housing near the 

downtown area. 

 

Is the annexation supported by local residents and landowners? 

The project was accepted favorably by most of the public that attended the 

neighborhood meeting on April 25, 2016. 

 

Will the annexed land have a logical social and economic association with the 

City? 

The annexation and project proposes trail connections and will provide the City with 

increased tax revenues. 
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Preliminary Plan 

 

Project compliance with, compatibility with and impacts on: 

 

Adopted plans and policies 

The project meets the intent of the 2008 Community Plan, as well as the requirements 

of the City of Fruita Municipal Code, updated through December 31, 2013. 

 

Land use in surrounding area including parks and open space 

Existing land uses in the area include both townhouses and single-family houses on 

lots ranging in size from just less than 3,400 square feet (Vista Valley and Windsor 

Park PUD subdivisions to 1.69 acres (County parcel).  Rim Rock Elementary School 

is located less than one-half mile to the east on J 6/10 Road (Aspen Ave.).  Windsor 

Park PUD Subdivision, located on the south side of Aspen Ave., contains a small 

community park and trail system.  

 

Site access and traffic patterns 

Site access is proposed from 18 Road, extending into three cul-de-sacs.  The proposed 

right-of-way is consistent with Fruita’s street standards, as well as requirements for 

fire department access.  Both Pine St. and Aspen Ave. are classified as major 

collector roadways and will accommodate the traffic from this and further urban 

development in the area. 

 

Availability of utilities 

All utilities are extended to the site and will be extended into the subdivision.  Please 

see previous comments regarding irrigation. 

 

Special or unusual demands on utilities 

The proposed project will not cause any special or unusual demands on utilities.  The 

infrastructure is in place to support the subdivision. 

 

Effects on public facilities and services 

There should be minimal impact to the provision of police and fire protection services 

and other municipal services with this annexation and subdivision. 

 

Site soils and geology 

A geologic hazards and geotechnical investigation was performed on the site by 

Huddleston-Berry Engineering and Testing.  The site is suitable for the proposed 

development. 

 

Natural areas 

There are several large trees on the property and the developer intends to save as 

many of these trees as possible. 
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EXHIBIT A 
ASPEN VILLAGE SUBDIVISION 

1062 18 ROAD 

FRUITA, CO 

 

 

SUMMARY OF NEIGHBORHOOD MEETING 

MONDAY, APRIL 25, 2016 

RIM ROCK ELEMENTARY 

1810 J 6/10 ROAD @ 6:00 PM  

 

  

A neighborhood meeting for the above referenced subdivision was held Monday, April 

25, 2016, at Rim Rock Elementary School, located at 1810 J 6/10 Road, at 6:00 PM.  A 

letter notifying the neighbors was sent on April 15, 2016, per the mailing list received 

from the City.  The meeting was facilitated by Tracy States with River City Consultants, 

Inc., representing James and Debra McCurter (McCurter Land Company, LLC), the 

project Developers, who were also in attendance.  Jeff Mace, the Project Engineer with 

River City Consultants, was also present to answer technical questions.  There were 

nineteen neighbors that attended the meeting.  An attendance list is provided as part of 

this Exhibit.    

 

The meeting was an informal presentation with a copy of the Composite Site Plan for 

Aspen Village presented as an exhibit (attached).  Ms. States explained what was planned 

for the subdivision and the proposed zoning of Community Residential (CR).  Most all of 

the attendees were happy that townhomes were no longer being proposed and some were 

very excited about the project.  The attendees presented questions that were answered by 

Ms. States, Mr. Mace and Mr. McCurter.   

 

Most of the questions were regarding the size of the homes and height (would there be 

two-story homes), where the fire department would access the site from, would there be 

restrictions as far as building materials, etc. (CCRs).  Some asked about perimeter 

fencing.  It was explained that two-story homes are allowed in the proposed CR zone 

district and that there would be CCRs to regulate the type of construction allowed within 

the subdivision.     

  

There were a few of the neighbors that were not happy about this piece annexing into the 

City’s limits.  It was asked if the neighbors could be forced to annex as well.  It was 

explained that with the exception of this property and the two adjoining properties to the 

east, that all of the surrounding development was already with the City’s limits.  These 

concerns came from neighbors that were on larger agricultural properties with farming 

activities a little further to the east. 

 

The meeting adjourned at 6:45 PM.  
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1. Asphalt shall be compacted to 92%-96% of an accepted super pave design (SX-75) Asphalt shall be compacted to 92%-96% of an accepted super pave design (SX-75) 2. Prior to paving, and after compaction of road base, the contractor shall proof roll the streets with a full water truck. The proof rolling will be Prior to paving, and after compaction of road base, the contractor shall proof roll the streets with a full water truck. The proof rolling will be accomplished while an engineering inspector for the City is present. Areas which exhibit pumping detrimental to the structural integrity of the streets as determined by the City's inspector will be addressed by the contractor's material engineer. The street will be re-tested by proof rolling, following repairs. 3. Contractor to protect existing utilities and appurtenances. Manholes, curb inlets, utility lines, etc., damaged, covered or filled with dirt or debris by the Contractor to protect existing utilities and appurtenances. Manholes, curb inlets, utility lines, etc., damaged, covered or filled with dirt or debris by the contractor shall be cleaned and repaired to the City of Fruita's standards, at no expense to the owner. 4. The contractor shall protect the surface of all concrete against weather, traffic, graffiti and similar items. Any concrete damaged for any reason shall The contractor shall protect the surface of all concrete against weather, traffic, graffiti and similar items. Any concrete damaged for any reason shall be repaired by contractor at contractor's expense to meet the City of Fruita's specifications. 5. Any concrete curb and gutter, sidewalk, or crosspan damaged by compaction equipment, during or prior to placing, will be removed and replaced by Any concrete curb and gutter, sidewalk, or crosspan damaged by compaction equipment, during or prior to placing, will be removed and replaced by contractor at contractor's expense. 6. Curb, gutter an drainage pans are to have expansion joints at each change in horizontal alignment of curb and gutter, but in no case at a greater Curb, gutter an drainage pans are to have expansion joints at each change in horizontal alignment of curb and gutter, but in no case at a greater distance apart than 200'. Locate control joints between expansion joints at intervals not exceeding 10'. 7. Handicap ramps are to be provided at all curb returns and shall be in accordance with the American's With Disabilities Act and City of Fruita Standards. Handicap ramps are to be provided at all curb returns and shall be in accordance with the American's With Disabilities Act and City of Fruita Standards. 8. Include backing of curb and gutter and/or sidewalk with native fill material per the Typical Roadway Section in the unit price bid for embankment. Include backing of curb and gutter and/or sidewalk with native fill material per the Typical Roadway Section in the unit price bid for embankment. 9. Hot-mix asphaltic concrete to be in accordance with City of Fruita Standards and Specifications. A mix design for the proposed pit must be approved Hot-mix asphaltic concrete to be in accordance with City of Fruita Standards and Specifications. A mix design for the proposed pit must be approved by the engineer prior to placement of pavement. 10. Where proposed pavement is to match existing pavement, existing pavement to be square cut for the full base thickness. Existing surface to be tack Where proposed pavement is to match existing pavement, existing pavement to be square cut for the full base thickness. Existing surface to be tack coated before new asphalt surface is placed. The new asphalt shall match and be flush with existing asphalt edge. No lip or depression will be allowed as tested with a straight edge and shall be repaired by the contractor if the transition exceeds 1/4" per 10' tolerance. 11. The finish surface of the asphalt mat must be at least 1/4" above any adjacent concrete surface. The finish surface of the asphalt mat must be at least 1/4" above any adjacent concrete surface. 12. Traffic signs, control devices, and pavement striping, shall comply with Manual of Uniform Traffic Control Devices (MUTCD) Traffic signs, control devices, and pavement striping, shall comply with Manual of Uniform Traffic Control Devices (MUTCD) 13. Contractor to verify all "Tie-In" grades prior to any construction and shall report any discrepancies to the design engineer. Contractor to verify all "Tie-In" grades prior to any construction and shall report any discrepancies to the design engineer. 14. Pavement design shall be based upon a geotechnical investigation report prepared by a certified soils lab. Pavement design shall be based upon a geotechnical investigation report prepared by a certified soils lab. 15. All general use Portland cement Concrete shall conform to the City of Grand Junction Specification 601 (structural concrete class B). All concrete shall All general use Portland cement Concrete shall conform to the City of Grand Junction Specification 601 (structural concrete class B). All concrete shall be mixed, place, cured and tested in accordance with City of Fruita street construction specifications. All structural work shall be CDOT Standards Specifications Table 601-1 Class D, unless otherwise noted. 16. All concrete work within public right-of-way shall be performed by a licensed curb, gutter and sidewalk contractor. A permit is required at each site All concrete work within public right-of-way shall be performed by a licensed curb, gutter and sidewalk contractor. A permit is required at each site where concrete is removed, altered or placed. 17. All concrete ramps, sidewalks, curbs, gutters and other concrete work shall be underlaid with aggregate base course (class 6) compacted to at least All concrete ramps, sidewalks, curbs, gutters and other concrete work shall be underlaid with aggregate base course (class 6) compacted to at least 95% AASHTO T-180 maximum density. See details for base thickness. The top 6" of subgrade under all concrete shall be compacted to at least 95% of AASHTO T-99 maximum density. All saturated or unsuitable subgrade material shall be removed and replaced. 18. Any existing pavement not designated for removal which is damaged by construction shall be replaced in-kind by contractor. Any existing pavement not designated for removal which is damaged by construction shall be replaced in-kind by contractor. 19. Drawing indicates typical section only. Conditions and/or obstructions may necessitate variations or repositioning. All locations shall be approved on an Drawing indicates typical section only. Conditions and/or obstructions may necessitate variations or repositioning. All locations shall be approved on an individual basis by the city engineer or his/her representative. 20. Accessible curb ramps at intersections shall be aligned with street crosswalks. Accessible curb ramps at intersections shall be aligned with street crosswalks. 21. An approved curing/sealing compound shall be applies to all exposed concrete surface immediately after finishing (refer to section 5.6(B)). An approved curing/sealing compound shall be applies to all exposed concrete surface immediately after finishing (refer to section 5.6(B)). 22. All concrete shall be protected from freezing for 5 days after being placed. No concrete shall be placed on frozen ground. All concrete shall be protected from freezing for 5 days after being placed. No concrete shall be placed on frozen ground. 23. Minimum spacing between joints in curb, gutter & sidewalk is 5'. Maximum spacing is 10'. Minimum spacing between joints in curb, gutter & sidewalk is 5'. Maximum spacing is 10'. 24. Water shall not be added to concrete surfaces during finishing operations. Water shall not be added to concrete surfaces during finishing operations. 25. The surface of all accessible ramps and flared sides shall be finished with a course broomed texture perpendicular to the slope of the ramp. The surface of all accessible ramps and flared sides shall be finished with a course broomed texture perpendicular to the slope of the ramp. 26. All handicap ramps, parking stalls and landings shall conform to the Uniform Federal Accessibility Standards (UFAS), latest edition.All handicap ramps, parking stalls and landings shall conform to the Uniform Federal Accessibility Standards (UFAS), latest edition.
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1. The contractor shall notify Grand Junction Drainage District 24 hours prior to commencing construction of the respective utilities and roadway (if applicable). The contractor shall notify Grand Junction Drainage District 24 hours prior to commencing construction of the respective utilities and roadway (if applicable). 2. All storm sewer construction shall be in accordance with City of Fruita Standards and Specifications and Grand Junction Drainage District Standards and All storm sewer construction shall be in accordance with City of Fruita Standards and Specifications and Grand Junction Drainage District Standards and Specifications, if applicable. 3. Steel frames for all curb inlets and area inlets shall be grouted to the concrete box. Steel frames for all curb inlets and area inlets shall be grouted to the concrete box. 4. All storm sewer trench backfill shall conform to the Standard Trench Detail (see City of Fruita Details). Contractor shall be required to perform all necessary All storm sewer trench backfill shall conform to the Standard Trench Detail (see City of Fruita Details). Contractor shall be required to perform all necessary compaction tests through a certified soils lab. 5. Contractor to verify all "Tie-In" grades prior to any construction. Contractor to verify all "Tie-In" grades prior to any construction. 6. All High Density Polyethylene (HDPE) pipe and fittings up to 24"  to be the following: All High Density Polyethylene (HDPE) pipe and fittings up to 24"  to be the following:Hancor Sure-Lok or engineer approved equal.    All storm drain pipe larger than 24"  shall be reinforced concrete.7. Reinforced concrete pipe shall be a minimum of Class II and conform to the following ASTM designations: Reinforced concrete pipe shall be a minimum of Class II and conform to the following ASTM designations: A. Storm Drain and Sewer Pipe, ASTM C-76 B. Low-Head, ASTM C-361 C. Precast Manhole Sections, ASTM C-478 D. Arch Pipe, ASTM C-507 E. Elliptical Pipe, ESTM C-507 F. Joints, Using Rubber Gaskets, ASTM C-443 8. Testing of materials to determine compliance with the specifications shall be the responsibility of the contractor. Two certified copies of the test results Testing of materials to determine compliance with the specifications shall be the responsibility of the contractor. Two certified copies of the test results indicating compliance shall be furnished for each lot or shipment prior to installation of the material. Reinforced concrete pipe shall be tested for strength by the Three-Edge Bearing Test to produce a crack of .01". Each manufacturer furnishing pipe under these specifications shall be fully equipped to carry out the tests described in ASTM C-497. Failure of any pipe to meet the test requirements shall be sufficient cause for rejection of all pipe of that size which the test specimen represents. 9. Pipe damage during shipment or handling may be rejected even if previously approved. Pipe damage during shipment or handling may be rejected even if previously approved. 10. At all time during construction, erosion and sediment control shall be maintained by the developer or their designated representative. At all time during construction, erosion and sediment control shall be maintained by the developer or their designated representative. 11. Erosion control system shall be installed as grading progresses. Erosion control system shall be installed as grading progresses. 12. Erosion bales shall be straw or hay, depending on availability. Erosion bales shall be straw or hay, depending on availability. 13. Erosion bales shall be placed to avoid runoff flowing between, round or under bales. Bales shall be anchored with 2"x2"x4' wooden stakes or #4 reinforcing bars, Erosion bales shall be placed to avoid runoff flowing between, round or under bales. Bales shall be anchored with 2"x2"x4' wooden stakes or #4 reinforcing bars, two per bale (see Erosion Control Detail Sheet for further instructions.) 14. Negative Impacts to downstream areas (or receiving waters) caused by the overlot grading to be monitored and corrected by the developer. Negative Impacts to downstream areas (or receiving waters) caused by the overlot grading to be monitored and corrected by the developer. 15. Mulch shall be applied to achieve a stubbled surface to the designated areas to prevent dust and aid in limiting wind erosion. Contractor shall have a water Mulch shall be applied to achieve a stubbled surface to the designated areas to prevent dust and aid in limiting wind erosion. Contractor shall have a water truck made available to assist in controlling dust and wind erosion. 16. Construction traffic entrances shall have an aggregate staging pad installed per Erosion Control Details. Construction traffic entrances shall have an aggregate staging pad installed per Erosion Control Details. 17. Details shown are schematic only. Adjust as necessary to fit field conditions. Details shown are schematic only. Adjust as necessary to fit field conditions. 18. Concrete shall conform to the City of Grand Junction Specifications 601 (Structural Concrete Class B) Concrete shall conform to the City of Grand Junction Specifications 601 (Structural Concrete Class B) 19. Any existing pavement not designated for removal which is damaged by construction shall be replaced in-kind by the contractor. Any existing pavement not designated for removal which is damaged by construction shall be replaced in-kind by the contractor. 20. Manhole riser sections, cones, flat tops, and grade rings shall be precast reinforced concrete conforming to ASTM C-478 or AASHTO M-199. Manhole riser sections, cones, flat tops, and grade rings shall be precast reinforced concrete conforming to ASTM C-478 or AASHTO M-199. 21. Backfill around manholes, inlet boxes and other structures shall be placed in 8" lifts and compacted to 95% AASHTO T-99. Backfill around manholes, inlet boxes and other structures shall be placed in 8" lifts and compacted to 95% AASHTO T-99. 22. All work shall be in accordance with approved plans and specifications. All work shall be in accordance with approved plans and specifications. 23. All concrete work within public right-of-way shall be performed by a licensed curb, gutter and sidewalk contractor. All concrete work within public right-of-way shall be performed by a licensed curb, gutter and sidewalk contractor. 24. Manhole steps shall be installed in vertical alignment with the ring and cover. Manhole steps shall be installed in vertical alignment with the ring and cover. 25. All cement used in mortar, concrete bases, grade rings, riser section, cones and flat tops for storm sewer manholes, shall be Type V or modified Type II All cement used in mortar, concrete bases, grade rings, riser section, cones and flat tops for storm sewer manholes, shall be Type V or modified Type II Portland Cement with less than 5% Tricalcium Aluminate. 26. All storm sewer manhole lids shall be designated "Storm Sewer" All storm sewer manhole lids shall be designated "Storm Sewer" 27. Manhole ring and cover can be set to finished grade, using non-shrink grout to adjust ring elevation. Grout shall not exceed .15ft. thickness. Grout shall be Manhole ring and cover can be set to finished grade, using non-shrink grout to adjust ring elevation. Grout shall not exceed .15ft. thickness. Grout shall be placed only under the cast iron ring. No grout shall be placed between concrete grade rings. 28. Steel paving rings are not allowed for grade adjustment, unless otherwise approved by the city engineer.Steel paving rings are not allowed for grade adjustment, unless otherwise approved by the city engineer.
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ACCEPTANCE BLOCK The City of Fruita review constitutes general compliance with the City's Development Standards, subject to these plans being sealed, signed, and dated by the Professional of Record.  Review by the City does not constitute approval of the plan design.  The City neither accepts nor assumes any liability for errors or omissions.  Errors in the design or calculations remain the responsibility of the Professional of Record. Construction must commence within one year from the date of plan signature. _____________________________________________________ City of Fruita Development Engineer     DateDate
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ACCEPTED FOR CONSTRUCTION FOR ONE YEAR FROM THIS DATE. _____________________________________________________ Ute Water District Representative     DateDate
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1. Notes given here shall apply to all sheets. Notes given here shall apply to all sheets. 2. The contractor shall notify the City of Fruita 48 hours prior to the beginning of construction, and shall be responsible for obtaining the necessary The contractor shall notify the City of Fruita 48 hours prior to the beginning of construction, and shall be responsible for obtaining the necessary permits required to perform construction within City right-of-way. The contractor shall be solely responsible for providing and implementing a traffic control plan for all construction activities in City right-of-way. Contact the public works department at 858-9558 to acquire an excavation in right-of-way permit and to submit a traffic control plan. 3. Installation of new improvements, including materials, construction, performance, and testing, shall be in strict accordance with the latest standards Installation of new improvements, including materials, construction, performance, and testing, shall be in strict accordance with the latest standards and requirements adopted by the City of Fruita. All materials and workmanship shall be subject to inspection by the City of Fruita. The City reserves the right to accept of reject any such materials and workmanship that does not conform to the City of Fruita's standards and specifications. 4. Contractor shall familiarize his/herself with the geotechnical testing requirements of the City of Fruita. The results of the required types of tests and Contractor shall familiarize his/herself with the geotechnical testing requirements of the City of Fruita. The results of the required types of tests and numbers of passing tests shall be furnished to the City for verification before final acceptance will be granted. All failing tests shall be brought to the immediate attention of the City engineer or his/her representative, and retests shall be performed until passing results are obtained. All utility lines, including service lines, falling within the public right-of-way or public easements shall be tested. 5. Only materials on which a proctor test can be performed, and accurate nuclear density tests can be run, are approved for utility trench backfill unless Only materials on which a proctor test can be performed, and accurate nuclear density tests can be run, are approved for utility trench backfill unless otherwise approved by the engineer. (Flowable fill is acceptable.) 6. It is the responsibility of the contractor to contact the city engineer in advance of required inspections. It is the responsibility of the contractor to contact the city engineer in advance of required inspections. 7. The contractor shall notify the engineer immediately if site conditions are encountered which are different than as shown on these drawings. Contractor The contractor shall notify the engineer immediately if site conditions are encountered which are different than as shown on these drawings. Contractor shall notify the engineer immediately if site conditions warrant a change in design from that shown on these drawings.  8. Alignment, centerline curve data, and stationing to be verified from approved subdivision plat before construction. Alignment, centerline curve data, and stationing to be verified from approved subdivision plat before construction. 9. Locations of existing utilities shown on these plans are approximate only. Contractor is to contact affected utility for specific locations before digging. Locations of existing utilities shown on these plans are approximate only. Contractor is to contact affected utility for specific locations before digging. 10. Prior to beginning installation of new underground utilities shown on these drawings, the contractor shall excavate (pothole) existing utilities at all Prior to beginning installation of new underground utilities shown on these drawings, the contractor shall excavate (pothole) existing utilities at all crossing points to verify location and elevation of existing utilities to ensure that the crossing can be made as shown on these drawings. 11. No construction work shall be performed outside of the project owner's property boundary except within construction easements, perpetual easements, No construction work shall be performed outside of the project owner's property boundary except within construction easements, perpetual easements, and right-of-way shown on these drawings. It shall be the sole responsibility of the contractor to obtain legal permission to occupy property other than the project site if the contractor determines that access is required. Any damage to private facilities outside these limits shall be repaired by the contractor at no expense to the owner. 12. All road cuts and construction activities within existing road right-of-ways shall be performed in accordance with the requirements of the agency All road cuts and construction activities within existing road right-of-ways shall be performed in accordance with the requirements of the agency controlling the right-of-way. 13. All satisfactory excess excavation from either utility or street construction shall be spread uniformly across the lots as directed by the owner or All satisfactory excess excavation from either utility or street construction shall be spread uniformly across the lots as directed by the owner or his/her designated representative. All unsatisfactory or waste material including vegetation, roots, concrete, rocks, or other debris shall be hauled from the project by the contractor. No separate pay. 14. It shall be the sole responsibility of the contractor to ensure that all construction work is accomplished in accordance with Occupational Safety and It shall be the sole responsibility of the contractor to ensure that all construction work is accomplished in accordance with Occupational Safety and Health administration (OSHA) rules and regulations. 15. All quantities shown on these drawings are estimates provided as an aid to bidder/contractor only. Bidder/contractor shall be responsible for scaling All quantities shown on these drawings are estimates provided as an aid to bidder/contractor only. Bidder/contractor shall be responsible for scaling drawings to verify quantities prior to bidding. 16. The contractor shall be responsible for preparing and permitting the Storm Water Management Plan for discharges associated with construction activity. The contractor shall be responsible for preparing and permitting the Storm Water Management Plan for discharges associated with construction activity. The contractor shall be responsible for completing and mailing the application, paying the permit fee, preparing the plan, implementing the plan, performing inspections as required and performing all required close out activities. Contact the Colorado Department of Public Health and Environment/Water Quality Control Division at (303) 692-3500 for information regarding the Storm Water Management Plan Program. 17. The contractor shall be solely responsible for ensuring that water service lines and fire hydrant leads meet the minimum burial depth established by The contractor shall be solely responsible for ensuring that water service lines and fire hydrant leads meet the minimum burial depth established by the accepting agency for installations crossing underneath borrow ditches, drainage ditches, drainage swales, and canals. 18. All materials shall be handled and installed in strict accordance with the manufacturer's recommendations. All materials shall be handled and installed in strict accordance with the manufacturer's recommendations. 19. Contractor shall have one signed copy of plans at the job site at all times.Contractor shall have one signed copy of plans at the job site at all times.
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1. All sewer line construction shall conform to the City of Fruita's standards and specifications. All sewer line construction shall conform to the City of Fruita's standards and specifications. 2. All sanitary sewer pipe shall be PVC SDR-35, unless otherwise specified. All pipe joints shall be 13' joints unless otherwise approved by the city engineer. All sanitary sewer pipe shall be PVC SDR-35, unless otherwise specified. All pipe joints shall be 13' joints unless otherwise approved by the city engineer. 3. All sewer mains shall be laid to grade utilizing a pipe laser. All sewer mains shall be laid to grade utilizing a pipe laser. 4. All service line connections to the new main shall be accomplished with full-body wyes or tees. tapping saddles will not be allowed. All service line connections to the new main shall be accomplished with full-body wyes or tees. tapping saddles will not be allowed. 5. All trenches shall be compacted and backfilled per Standard Trench Detail (see City of Fruita Details). Contractor shall be required to perform all necessary All trenches shall be compacted and backfilled per Standard Trench Detail (see City of Fruita Details). Contractor shall be required to perform all necessary compaction tests through a certified soils lab. 6. A minimum 10' separation shall be maintained at all times between water lines and sewer lines (except at specified crossings). A minimum 10' separation shall be maintained at all times between water lines and sewer lines (except at specified crossings). 7. Sewer service stub-outs shall extend 14' beyond the property line, or through front lot easements, whichever is greater, and shall be glue-capped and marked Sewer service stub-outs shall extend 14' beyond the property line, or through front lot easements, whichever is greater, and shall be glue-capped and marked with a 2"x4" post painted green and buried so that 3' remains above grade. Asbuilt surveying for vertical grade of stub-out required prior to backfill. 8. No service lines shall be connected directly into manholes unless otherwise approved by the city engineer. No service lines shall be connected directly into manholes unless otherwise approved by the city engineer. 9. The contractor is responsible for all required sewer line testing to be completed in the presence of the city engineer, or their representative. Final acceptance is The contractor is responsible for all required sewer line testing to be completed in the presence of the city engineer, or their representative. Final acceptance is to be accomplished only after all other infrastructure has been installed. This includes water lines, gas lines, electric lines, etc. Video inspection and air testing will be performed after all compaction of street subgrade and prior to street paving. Final manhole inspection will also be accomplished after paving is completed to insure that the line is clean. These tests will be the basis for issuing initial acceptance of the sewer line extension. 10. Manholes shall be constructed as shown on the City of Fruita Sanitary Sewer Standard Detail Sheet. Manholes shall be constructed as shown on the City of Fruita Sanitary Sewer Standard Detail Sheet. 11. Water stopgaskets and clamp assemblies are to be furnished and installed at all connections to manholes. Water stopgaskets and clamp assemblies are to be furnished and installed at all connections to manholes. 12. When installing manholes over existing sewer lines, contractor is to expose existing sanitary sewer main to allow the engineer to field verify existing pipe inverts When installing manholes over existing sewer lines, contractor is to expose existing sanitary sewer main to allow the engineer to field verify existing pipe inverts prior to construction of manholes and adjust the invert elevations, if required. The contractor shall place type "A" bedding material and pour the base of the manhole and complete the manhole as per the City of Fruita's Sanitary Sewer Standard Details. The contractor at the time can notch out or cut the existing pipe out to the spring line of the pipe. The contractor shall control all live sewage flow and shall not allow debris from the cutting other work to enter the existing pipeline while the work is being done. The contractor shall advise the City when the concrete base will be placed so that a representative of the City may be present. 13. Pipe-to-manhole connector: Pipe-to-manhole connectors shall be manufactured with rubber conforming to ASTM C-923. All metal components shall be Pipe-to-manhole connector: Pipe-to-manhole connectors shall be manufactured with rubber conforming to ASTM C-923. All metal components shall be stainless steel. 14. Steel paving rings are not allowed for grade adjustment, unless otherwise approved by the city engineer. The space between concrete grade rings shall be sealed Steel paving rings are not allowed for grade adjustment, unless otherwise approved by the city engineer. The space between concrete grade rings shall be sealed with a bitumastic sealant no greater than 3/8" thick. 15. All residential sanitary sewer services are to be 4"  PVC SDR-35, unless otherwise specified. All residential sanitary sewer services are to be 4"  PVC SDR-35, unless otherwise specified.16. A minimum of one clay cut-off wall is to be installed upstream of each manhole to prevent groundwater flow through the pipe bedding material. A minimum of one clay cut-off wall is to be installed upstream of each manhole to prevent groundwater flow through the pipe bedding material. 17. Manhole spacing requirements: Manhole spacing requirements: Pipe         Manhole Spacing 15" or smaller   400' 400' 18" or larger   500' 500' 18. Maximum change in direction in manholes for lines 18" and larger shall be 45 . Maximum change in direction in manholes for lines 18" and larger shall be 45°.19. Sewer lines shall be straight and not curved between manholes, both in line and in grade. Sewer lines shall be straight and not curved between manholes, both in line and in grade. 20. The minimum cover for sewer main is typically 4' (top of pipe to finished grade), unless shown otherwise on the drawings. Where cover is less than 2' from top The minimum cover for sewer main is typically 4' (top of pipe to finished grade), unless shown otherwise on the drawings. Where cover is less than 2' from top of sewer pipe to bottom of roadway base course, flowable fill concrete shall be used as backfill. 21. Concrete shall be City of Grand Junction Specifications, Section 601-Structural Concrete Class B. Concrete shall be City of Grand Junction Specifications, Section 601-Structural Concrete Class B. 22. All cement used in mortar, concrete bases, grade rings, riser sections, cones, and flat tops, for sanitary sewer manholes, shall be Type V or modified Type II All cement used in mortar, concrete bases, grade rings, riser sections, cones, and flat tops, for sanitary sewer manholes, shall be Type V or modified Type II Portland Cement with less than 5% Tricalcium Alluminate. 23. Manhole riser sections, cones, flat tops, and grade rings shall be precast reinforced concrete conforming to ASTM C-478 or AASHTO M-199. Manhole riser sections, cones, flat tops, and grade rings shall be precast reinforced concrete conforming to ASTM C-478 or AASHTO M-199. 24. Backfill around manholes and other structures shall be placed in 8" max. lifts and compacted to 95% AASHTO T-99. Backfill around manholes and other structures shall be placed in 8" max. lifts and compacted to 95% AASHTO T-99. 25. All work shall be in accordance with approved plans and specifications. All work shall be in accordance with approved plans and specifications. 26. Manhole cone and flat top sections shall be positioned such that the manhole ring and cover are offset 20 -30  from the upstream main sewer line into the Manhole cone and flat top sections shall be positioned such that the manhole ring and cover are offset 20°-30° from the upstream main sewer line into themanhole. 27. Manhole steps shall be installed in vertical alignment with the ring and cover. Manhole steps shall be installed in vertical alignment with the ring and cover. 28. Manhole ring and cover can be set to finished grade, using non-shrink grout to adjust ring elevation. Grout shall not exceed .15ft. thickness and shall have a Manhole ring and cover can be set to finished grade, using non-shrink grout to adjust ring elevation. Grout shall not exceed .15ft. thickness and shall have a finish coat of epoxy applied to all grout surfaces exposed to the interior of the manhole. Epoxy top coat requirement may be deleted, provided non-shrink grout is installed in accordance with manufacturer's recommendations and instructions and is acceptable to the engineer.
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1. All water line construction shall be in accordance with the Ute Water District Standards and Specifications. All water line construction shall be in accordance with the Ute Water District Standards and Specifications. 2. Contractor shall notify the District 48 hours PRIOR to the beginning of construction. Contractor shall notify the District 48 hours PRIOR to the beginning of construction. 3. All trenches shall be compacted according to the recommendations in the Geotechnical Report. Contractor shall be required to perform all compaction All trenches shall be compacted according to the recommendations in the Geotechnical Report. Contractor shall be required to perform all compaction tests through a certified soils lab. 4. Minimum cover required over top of new waterlines is 4'-6" (54 inches). Minimum cover required over top of new waterlines is 4'-6" (54 inches). 5. All water mains to be DR-18 PVC conforming to AWWA C-900. All water mains to be DR-18 PVC conforming to AWWA C-900. 6. All water mains are to be bedded per City of Grand Junction Standards. All water mains are to be bedded per City of Grand Junction Standards. 7. All service connections to be 3/4 inch Type "K" copper, unless specified otherwise. All service connections to be 3/4 inch Type "K" copper, unless specified otherwise. 8. Ductile iron fittings to conform to AWWA C-110. Ductile iron fittings to conform to AWWA C-110. 9. Fire Hydrants shall conform to AWWA C-502. Fire Hydrants shall conform to AWWA C-502. 10. All materials, labor and equipment required for testing and disinfection of waterlines shall be furnished by Contractor. Disinfection of waterlines shall All materials, labor and equipment required for testing and disinfection of waterlines shall be furnished by Contractor. Disinfection of waterlines shall conform to Ute Water District Standards. 11. All pipe bends/angle points, both horizontal and vertical, as called for on the plans are to be thrust blocked per the District Details and Technical All pipe bends/angle points, both horizontal and vertical, as called for on the plans are to be thrust blocked per the District Details and Technical Specifications. 12. Only material on which a proctor test can be performed and accurate nuclear density tests can be run are approved for waterline trench  Only material on which a proctor test can be performed and accurate nuclear density tests can be run are approved for waterline trench     backfill unless otherwise approved by the Engineer. 13. All water meter pits shall be located on opposite lot side of dry utility transformers and pedestals. There shall be no dry utility transformers/pedestals All water meter pits shall be located on opposite lot side of dry utility transformers and pedestals. There shall be no dry utility transformers/pedestals located within five feet of any fire hydrant. These are utility/customer/consumer safety issues. 14. No privacy fences are to be allowed to enclose meter pits or fire hydrants located within streets & road ROWs and multi-purpose easements.No privacy fences are to be allowed to enclose meter pits or fire hydrants located within streets & road ROWs and multi-purpose easements.
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UTILITY PROVIDERS   DRAINAGE   GRAND VALLEY DRAINAGE DISTRICT GRAND VALLEY DRAINAGE DISTRICT WATER   UTE WATER DISTRICT UTE WATER DISTRICT SEWER   CITY OF FRUITA CITY OF FRUITA GAS    XCEL ENERGY XCEL ENERGY ELECTRIC   GRAND VALLEY POWER GRAND VALLEY POWER IRRIGATION  GRAND VALLEY IRRIGATION COMPANY GRAND VALLEY IRRIGATION COMPANY TELEPHONE  CENTURYLINK CENTURYLINK CABLE TV   CHARTER COMMUNICATIONSCHARTER COMMUNICATIONS
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IRRIGATION CONSTRUCTION NOTES						
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1. 4" and larger irrigation lines are to be constructed of bell and spigot Class 200 PVC. 4" and larger irrigation lines are to be constructed of bell and spigot Class 200 PVC. 2. 2" irrigation main lines are to be constructed of Class 200 PVC. 2" irrigation service lines are to be constructed of class 160 PVC. 2" irrigation main lines are to be constructed of Class 200 PVC. 2" irrigation service lines are to be constructed of class 160 PVC. 3. Pump connection risers will be constructed of Schedule 40 PVC. Pump connection risers will be constructed of Schedule 40 PVC. 4. Grades and elevations are noted only where the natural ground slope is insufficient to insure free draining. Take care to insure that Grades and elevations are noted only where the natural ground slope is insufficient to insure free draining. Take care to insure that no high or low points are created such that the lines will not freely drain. 5. Angles in irrigation lines are to be constructed and thrust blocked in the same manner as potable water lines. Angles in irrigation lines are to be constructed and thrust blocked in the same manner as potable water lines. 6. Backfilling of irrigation trenches shall be in accordance with the Standard Trench Detail (See City of Fruita details). Backfilling of irrigation trenches shall be in accordance with the Standard Trench Detail (See City of Fruita details). 7. All valves are to be standard brass potable water globe valve with cast iron valve boxes. All valves are to be standard brass potable water globe valve with cast iron valve boxes. 8. All irrigation lines are to have a minimum of 2" bury (to top of pipe).All irrigation lines are to have a minimum of 2" bury (to top of pipe).
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Project Narrative 

Name:  Aspen Village Subdivision 

Application:  Annexation/Rezone and Preliminary Plan 

May 5, 2016 

 

 

 

Project Information 

 

      Applicant: McCurter Land Company, LLC - Owner 

 Representative: Tracy States – River City Consultants, Inc. 

 Location: 1062 18 Road, Fruita, Colorado 

 Parcel No: 2697-162-00-020 

 Zoning: Current Mesa County AFT – Proposed Community 

Residential (CR) within the City of Fruita 

  

 

Project Description: 

The project is located at the northeast corner of the intersection of Pine St. and Aspen 

Ave.  The project is proposing annexation and zoning to CR within the City of Fruita 

limits.  It is proposed to create a 22 lot single family detached residential subdivision.  

The total acreage of the project is 6.73 acres.  The lot sizes conform to the CR zone 

district standards.  The lots range in size from 8,282 square feet to 12,633 square feet 

and is similar to densities in the immediate area the subject property.  All of the 

setback requirements for the CR zone district can easily be met with lots of this size. 

The existing structures will be removed.    

 

Two trail connections totaling 0.14 acres are proposed and the applicant is requesting 

credit for these trail connection towards the Public Sites, Parks and Open Spaces 

Dedication/Fee.  No other open space/trails are proposed with this subdivision.  There 

is a small detention pond located at the northeast corner of the project which will be 

landscaped, providing a pleasing aesthetic for this intersection corner.  

 

 

Neighborhood Meeting: 

A neighborhood meeting was held on April 25, 2016, at Rim Rock Elementary at 6 

pm.  The minutes, attendance sheets and exhibits that were presented at the meeting 

are included with this submittal.  Overall, the project was favorably accepted by the 

public that attended the meeting. 
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Annexation and Zoning – Within the City’s Urban Growth Area 

 

Does the annexation meet the requirements of State law (Title 31, Article 12)? 

The annexation of the subject property does meet the requirements of Colorado State 

Law (Title 31, Article 12).  A Petition for Annexation and Annexation Map have been 

included with this submittal and the subject property has the 1/6 contiguity with the 

City limits required for annexation.  The legal description of the annexation, 

including right-of-way can be found on the Annexation Map.  All land adjacent to the 

subject property has been developed, with the exception of the two parcels adjacent to 

the southeast. 

 

Can the area to be annexed be efficiently served by urban services and facilities 

(police and fire protection, sanitary sewer service, potable and irrigation water, 

drainage structures, streets and trails, etc.) and what will the impact be to these 

urban services and facilities? 

There is water and sewer service available adjacent to the property.  The developer 

will dedicate road and pedestrian systems within the development.  There should be 

minimal impact to the provision of police and fire protection services and other 

municipal services with this annexation.   

 

The developer/owner owns four shares of Grand Valley Irrigation Company irrigation 

water.  An Irrigation Design Report is included with submittal.  Storage is proposed 

as well as a pumped, pressurized system.  It is estimated that an additional four shares 

of irrigation water will need to be purchased to increase water availability.  Please 

refer to the Irrigation Design Report.  Stormwater detention is proposed for the 

subdivision and drainage from the project will be released at less than historical rates 

into the existing drainage system. 

 

Is the area to be annexed contiguous with existing urban development? 

As explained above, the property has the 1/6 contiguity with the City limits required 

for annexation and all land adjacent to the subject property has been developed, with 

the exception of the two parcels adjacent to the southeast. 

 

Is the annexation consistent with the City’s Master Plan? 

The subject parcel is an in-fill parcel and has ready access to all urban services.  The 

project and annexation are consistent with the City’s Master Plan including the Fruita 

Community Plan.  The project provides higher density residential housing near the 

downtown area. 

 

Is the annexation supported by local residents and landowners? 

The project was accepted favorably by most of the public that attended the 

neighborhood meeting on April 25, 2016. 

 

Will the annexed land have a logical social and economic association with the 

City? 

The annexation and project proposes trail connections and will provide the City with 

increased tax revenues. 
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Preliminary Plan 

 

Project compliance with, compatibility with and impacts on: 

 

Adopted plans and policies 

The project meets the intent of the 2008 Community Plan, as well as the requirements 

of the City of Fruita Municipal Code, updated through December 31, 2013. 

 

Land use in surrounding area including parks and open space 

Existing land uses in the area include both townhouses and single-family houses on 

lots ranging in size from just less than 3,400 square feet (Vista Valley and Windsor 

Park PUD subdivisions to 1.69 acres (County parcel).  Rim Rock Elementary School 

is located less than one-half mile to the east on J 6/10 Road (Aspen Ave.).  Windsor 

Park PUD Subdivision, located on the south side of Aspen Ave., contains a small 

community park and trail system.  

 

Site access and traffic patterns 

Site access is proposed from 18 Road, extending into three cul-de-sacs.  The proposed 

right-of-way is consistent with Fruita’s street standards, as well as requirements for 

fire department access.  Both Pine St. and Aspen Ave. are classified as major 

collector roadways and will accommodate the traffic from this and further urban 

development in the area. 

 

Availability of utilities 

All utilities are extended to the site and will be extended into the subdivision.  Please 

see previous comments regarding irrigation. 

 

Special or unusual demands on utilities 

The proposed project will not cause any special or unusual demands on utilities.  The 

infrastructure is in place to support the subdivision. 

 

Effects on public facilities and services 

There should be minimal impact to the provision of police and fire protection services 

and other municipal services with this annexation and subdivision. 

 

Site soils and geology 

A geologic hazards and geotechnical investigation was performed on the site by 

Huddleston-Berry Engineering and Testing.  The site is suitable for the proposed 

development. 

 

Natural areas 

There are several large trees on the property and the developer intends to save as 

many of these trees as possible. 

 

 











EXHIBIT A 
 
 
 

All of the NW1/4 of the SW1/4 of the NW1/4 of Section 16, Township 1 North, Range 2 
West of the Ute Meridian; 
EXCEPT a triangular piece of land located in the Southeast Corner of said NW1/4 of the 
SW1/4 of the NW1/4 of Section 16, Township 1 North, Range 2 West of the Ute 
Meridian described as beginning at the Southeast Corner thereof; 
thence West 475 feet along the South boundary line of the said tract; 
thence Northeasterly in a straight line 667 feet to a point on the East boundary line of 
the said tract; 
thence South along said East boundary line to the Point of Beginning; 
AND EXCEPT that parcel conveyed in instrument recorded in Book 3879 at Page 292; 
AND ALSO EXCEPT that parcel conveyed in instrument recorded in Book 4158 at Page 
948. 
 

County of Mesa, State of Colorado 
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Fruita Community Development Department 
Staff Report 
July 7, 2016 

 
Application #: 2016-13  
Project Name: Adobe View North Subdivision    
Application:  Annexation and Preliminary Plan   
Property Owner: Adobe View Development Company, LLC 
Representative: Steve Hejl   
Location:  965 18 Road and the lot directly to the south 
Zone: AFT (Agricultural, Forestry Transition) in the county (north 

side) and Large Lot Residential (LLR) in the city (south side) 
Request: This is a request for approval of an annexation of 

approximately eight acres with an South Fruita Residential 
(SFR) zone, and Preliminary Plan approval for a 34 lot 
subdivision on a total of approximately 12.6 acres.   

 
 
Project Description: 
 
This property is located on the west side of Pine Street (18 Road) approximately 
600 feet south of the frontage road along I-70.  The Murray Drain runs along the 
west edge of the proprety.  There are three parcels: one is approximately four 
acres in the city currently zoned Large Lot Residential (LLR); another parcel is a 
0.58 acre triangle on the west side of the Murray Drain also zoned LLR;  and an 
eight acre parcel zoned AFT (Agricultural, Forestry Transition) in the county.  The 
eight acre parcel is requested to be annexed into the city with a South Fruita 
Residential (SFR) zone.  The properties currently are vacant.  
 
This approximately 12.6 acres of land is proposed to be subdivided into a total of 
34 single family detached residential lots measuring between 10,000 and 14,000 
square feet in size.  The development density equates to approximately 2.7 
dwelling units per acre.  It appears that the development is intended to follow the 
LLR zoning standards.  A Transferred Development Right has been acquired to 
justify this development density in this area.   
 
There is a large drainage easement for the Raley drain which is piped and 
generally follows the alignment of the proposed Fruitaland Avenue which is 
intended to provide access to this subdivision from Pine Street.  Kayenta Way 
will be extended to the north.      
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This subdivision (or very similar) was approved by the city in 2008, but economic 
conditions caused the development to be delayed.  The city updated the Master 
Plan in 2008, and amended the Land Use Code in 2009 to implement the Master 
Plan.  Because of these changes, the approval of the subdivision expired.    
 
The next step in the development process is a Final Plat application.  The 
property is scheduled to be found eligible for annexation at the August 2, 2016, 
City Council public meeting. The annexation and zoning of the property typically 
is completed with the approval of the Final Plat application.   
   
 
Surrounding Land Uses and Zoning: 
 
Surrounding land uses are primarily single family detached residential and limited 
agricultural land uses.  The map below identifies the various zones in this area 
and the properties that are not currently within the city limits.  School District 51 
owns a 13+ acre property to the west. 
 

           
LOCATION AND ZONING MAP 
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AERIAL PHOTOGRAPH 

 
 

Review of Land Use Code Requirements: 
 
ANNEXATION 
 
Section 17.06.040 of the Land Use Code sets out the criteria that must be 
considered for annexation requests.  The property is within the City's Urban 
Growth Area.   
 
Section 17.06.040.A.1 of the Code states that if the property is located 
within the City's Urban Growth Area as identified by the Fruita Community 
Plan, annexation may be approved only after considering the following 
criteria: 
 
a. The annexation meets the requirements of the State Statutes; 
 

This annexation request meets the requirements of state laws.  The 
property has the required 1/6th contiguity with existing city limits and is 
enclaved by the city.  It is within Fruita's Urban Growth Area and abuts 
existing urban development to the south. The city's Master Plan identifies 
this area for urban development.  All required public services and facilities 
are available to the property including sanitary sewer service.  A 
community of interest exists between the area proposed to be annexed 
and the City of Fruita and the property is capable of being integrated into 
the urbanizing area.  This criterion has been met. These issues are 
discussed in more detail below. 
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b. The area is or can be efficiently served by city utilities and capital 

investments, including water, sewer, parks, drainage systems and 
streets; 
 
Because the subject property is within the city's Urban Growth Area and is 
enclaved by the city, it can be efficiently served by city utilities and capital 
investments.  All required utilities are readily available to the property.  
Pine Street (18 Road) provides the primary access to the property.  There 
also are public parks and trails within ½ mile of the property and School 
District 51 owns a 13+ acre property to the west.  This criterion has been 
met.    
 

c. The area is contiguous with existing urban development; 
 
The subject property is contiguous to the city limits on three sides and is 
enclaved by the city.   Urban development exists to the south (Adobe View 
south subdivision) and the northeast (River Rock subdivision).  This 
criterion has been met.    
 

d. The area is or can be efficiently served by police and other municipal 
services; 

 
 Because access to the property is through roads within the existing city 

limits and all required utilities are currently available, the property can be 
efficiently served by police and other municipal services.  This criterion 
has been met. 

 
e. The development is consistent with community goals, principles, 

and policies as expressed in the Fruita Community Plan; 
 

 This annexation request complies with the criteria that must be considered 
for annexations as identified in the Land Use Code.  The Land Use Code 
is one of the primary documents used to implement the Master Plan, and 
the Fruita Community Plan is a significant part of the city's Master Plan.  
This criterion has been met. 
 

f. The annexation is supported by local residents and landowners;  
 
 At this time, no public comments have been received regarding this 

annexation request and the request meets the goals of the city's Master 
Plan.  This criterion has been met.    

 
g. Water and ditch rights can be provided, as applicable, in accordance 

with city policies; 
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 From the information submitted, it appears that water and ditch rights can 

be provided in accordance with city policy.  This criterion has been met. 
 
h.   The area will have a logical social and economic association with the 

city, and; 
 
 Because the property is within the Urban Growth Area, is enclaved by the 

city limits, and access to the property is through the city limits, the property 
has a logical social and economic association with the city.  This criterion 
has been met. 

   
i. The area meets or can meet the existing infrastructure standards set 

forth by the city. 
 
The subject property is currently vacant and meets the city's infrastructure 
standards.  Development of the property must meet the city's 
infrastructure standards and staff has no reason to believe that the 
standards cannot be met.  To help ensure that infrastructure can be 
constructed in this area without great difficulty, staff recommends that 30-
feet of right-of-way be dedicated to the public for Pine Street and a 14-foot 
wide multi-purpose easement be provided along Pine Street to 
accommodate public utilities.  This criterion can be met. 
 

Based on this information, the annexation of the subject property meets or can 
meet the approval criteria that must be considered for annexations with the 
condition that right-of-way and a multi-purpose easement be provided for Pine 
Street.  It should be noted that there are no current aspects of the property that 
would be considered legal non-conforming (aka, grandfathered) after the 
annexation is completed.   
 
 
REZONE 
 
Section 17.13.060, Amendment to the Official Zoning Map (Rezone), of the 
Land Use Code (2009, as amended) states that the Official Zoning Map may 
be amended when the following findings are made: 
 
1. That the proposed amendment is compatible with surrounding land 

uses, pursuant to Section 17.07.080, and is consistent with the city's 
goals, policies and Master Plan; and   

  
 The proposed SFR zone is compatible with surrounding land uses.  There 

are a few SFR zones in the area to the west, and the LLR zone exists to 
the south and east.  The LLR zone is very similar to SFR zone.  The main 
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differences between the two zones are that the SFR zone allows a 
minimum lot size of 7,000 square feet and a density of up to three dwelling 
units per acre with a density bonus, and the LLR zone allows a minimum 
lot size of 10,000 square feet and a density of up to three dwelling units 
per acre without a density bonus.     

 
 Because the property owners have intended the subject property as a 

continuation of the Adobe View subdivision development to the south 
which is already zoned LLR, along with 4.6 acres of vacant land already 
zoned LLR for this development, staff recommends that the subject 
property be rezoned LLR instead of SFR.   

 
 The city's Master Plan recommends SFR type zoning for this area, and 

because LLR zoning is so similar to SFR zoning, it appears that the LLR 
zone will be consistent with the city's goals and policies and Master Plan.   

 
 This criterion has been met. 
 
2. That the land to be rezoned was previously zoned in error or the 

existing zoning is inconsistent with the city's goals, policies and 
Master Plan; or 

 
 The land currently is zoned Agriculture Forestry Transitional (AFT) by the 

County and this does not appear to be a zoning error, but the AFT zone 
requires large lots and allows a wide range of agricultural land uses which 
is inconsistent with the city's goals, policies and Master Plan 
recommendations for this area.  This criterion has been met. 

         
3.    That the area for which the amendment is requested has changed 

substantially such that the proposed zoning better meets the needs 
of the community; or 

 
 The emerging development pattern in this area is smaller lots and mainly 

residential land uses.  These changes and the annexation necessitate a 
different zone to accommodate the development planned for this area.  
This criterion has been met.   

 
4. That the amendment is incidental to a comprehensive revision of the 

city's Official Zoning Map which recognizes a change in conditions 
and is consistent with the city's goals, policies and Master Plan; or 
 
This criterion does not apply because there is no comprehensive revision 
of the Official Zoning Map taking place.  

 
5. That the zoning amendment is incidental to the annexation of the 
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subject property and the proposed zoning is consistent with the 
city's goals, policies, and Master Plan. 

 
 This zoning amendment is incidental to the annexation of the property.  As 

identified above, the proposed SFR zone is consistent with the city's 
goals, policies and Master Plan, but to avoid confusion, the property 
should be zoned LLR instead of SFR.  The LLR zone is consistent with the 
city's goals, policies and Master Plan.  This criterion has been met. 

 
The approval criteria that must be considered for a rezone have been met.  The 
property could be rezoned to either SFR or LLR and still meet the approval 
criteria required to be considered for a zone change; however, staff recommends 
that the property be rezoned to LLR to avoid two separate zones within the same 
subdivision and across single lots in the development proposed with this 
annexation. 
 
 
MAJOR SUBDIVISION PRELIMINARY PLAN 
 
Section 17.05.070.C of the Land Use Code requires the following approval 
criteria to be considered for Preliminary Plan applications in addition to 
compliance with all approval criteria required to be considered for Sketch 
Plan applications:  
 
1. Adequate resolution of all review comments,  
 

As discussed in detail below, it appears that review comments can be 
adequately resolved without a significant redesign of the proposed 
development.   This criterion can be met if all review comments are 
resolved with the Final Plat application.  

 
2.   Compliance with conditions of approval on the Sketch Plan, if any. 
 

No Sketch Plan application was submitted or required for this proposed 
development.  This criterion does not apply. 

 
The following are the approval criteria that must be considered for Sketch 
Plan applications: 
 
1. Conformance to the City of Fruita’s Master Plan, Land Use Code, 

Design Criteria and Construction Specifications Manual and other 
city policies and regulations; 
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 With some changes, the proposed development can be in conformance 
with the city's Master Plan, Land Use Code, and all other city policies and 
regulations.   

 
 There is a zoning issue involved with this proposed development.  The 

Fruita Community Plan (FCP, a major component of the city's Master 
Plan) recommends SFR type zoning in this area.  This proposed Adobe 
View North development is intended to mirror the existing Adobe View 
subdivision to the south.  The development to the south and the four acres 
on the south side of the subject property currently are zoned LLR.  The 
LLR zone allows a maximum density of three dwelling units per acre with 
minimum lot size of 10,000 square feet.  The SFR zone has a base 
density of two dwelling units per acre but an increase to three dwelling 
units per acre are permitted with a density bonus (Chapter 8 of the Land 
Use Code).  The LLR zone does not provide for density bonuses.   

 
 If the eight acres of land on the north were zoned SFR and no density 

bonus provided, the maximum density permitted across the entire 12.6 
acre property would be 29 dwelling units.  The applicants propose the 
SFR zone on the north eight acres to allow a density bonus with the use of 
a Transferred Development Right (TDR) to raise the density from two to 
three dwelling units per acre.  The maximum number of residential lots 
then would be 37.  Thirty-four lots are proposed. 

 
 Here is the math:   
 4.6 acres zoned LLR allowing 3 dwelling units to the acre = 13.8 lots 
 8 acres zoned SFR allowing 3 dwelling units to the acre = 24 lots 
 24 + 13 = 37 dwelling units (lots) 
 Thirty four dwelling units (lots) are proposed across 12.6 acres which 

makes the density of residential development approximately 2.7 dwelling 
units to the acre.  

 
 Although the density bonus standards of Chapter 8 of the Land Use Code 

require that the first density bonus points come from the Housing Variety 
category and that the land be zoned SFR, staff believes that the Land Use 
Code supports the LLR zone and the use of the TDR to increase density 
in this particular circumstance.  Chapter 9, Transfer Development 
Rights/Credits, indicates that a transferred development right can be used 
in all zones that allow a density bonus, and additional density bonuses are 
available under the provisions of Chapter 8, Density Bonuses.    

 
 The property owners' intent was/is to have the existing and proposed 

Adobe View subdivisions match and function as one coherent 
development with the same or similar covenants, and a very similar 
Preliminary Plan was approved in 2008.  Over 1/3 of the subject property 
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already is zoned LLR in anticipation of this future development to allow 
three dwelling units per acre.  Based on this information, staff believes that 
the Land Use Code could support an exception to the requirement that the 
first density bonus points come from the Housing Variety category.  The 
TDR allows density to be increased by one dwelling unit per acre with the 
proposed density being approximately 2.7 dwelling units per acre.         

 
 To avoid unnecessary confusion and problems with different zones in a 

single subdivision, and potentially different zoning across individual lots, 
staff recommends that the annexed property be rezoned to LLR so that 
the entire subdivision has the same zoning, understanding that the TDR is 
required to justify the LLR zone instead of the SFR zone as recommended 
by the city's Master Plan.       

 
 Regarding parks, open space, and trails, the Murray Drain abuts the 

property on the west side.  Fruita's Master Plan identifies this area for a 
Primary Trail.  The developer intends to dedicate this drain area to Fruita 
for a trail along with a pedestrian/bicycle access from Kayenta Way.  
Fruita currently owns the land over the drain to the south and a portion of 
the drain farther to the north.  Because there is no trail there now, and 
there currently are no links to the north and south or into other 
neighborhoods at this time, trail construction is not required.  Other than 
this future trail and the sidewalks which will be provided along the streets, 
there is no other bicycle or pedestrian transportation infrastructure 
required for this subdivision.     

 
 There is a 0.58 acre piece of property on the west side of the drain which 

is intended to be given to School District 51 or Fruita.  The property abuts 
land belonging to the school district and staff recommends that the land be 
given to the school district.  There does not appear to be a legal access to 
this piece of land and if the school district does not accept the property, 
the access issue must be resolved with the Final Plat application.   

 
 Irrigation water will be provided to each lot with an underground 

pressurized irrigation system.  The existing irrigation vault at the southeast 
corner of the property currently serves the south Adobe View subdivision.  
Staff understands that this vault is to be used and maintained between the 
existing and proposed Adobe View subdivisions in exchange for improving 
the delivery system to the storage facility and site improvements to the lot 
that will contain the vault as part of the proposed subdivision construction.   

 
 Roads to be built internal to the subdivision are standard local roads with 

44 feet of right-of-way, 28 feet of pavement, curbs, gutters, and attached 
sidewalks.  Additional pavement along with curb, gutter and sidewalk will 
be provided on the west side of Pine Street.  These off-site improvements 
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are eligible for credit against impact fees and will be calculated with the 
Final Plat application.   

 
 There is a concern about the location of the Fruitland Avenue connection 

to Pine Street.  As identified in review comments from the City Engineer, 
spacing of intersecting roadways along collector roadways is required to 
be at no less than 300-foot intervals (Section 17.43.080 of the Land Use 
Code).  River Rock Court intersects with Pine Street approximately 150 
feet north of the proposed Fruitland Avenue intersection with Pine Street.  
The roadway connection into the proposed subdivision must line up with 
River Rock Court in order to meet the minimum requirements of the Code.    

 
 Review comments from the Grand Valley Drainage District (GVDD) 

require that this development provide detention for stormwater drainage.  
This is based on a new requirement from the State Department of Public 
Health and Environment (CDPHE) which took effect on July 1st of this 
year.  Because this development application was submitted before the 
new rule went into effect, staff does not believe the new rule should be 
applied to the proposed development.  Although staff recommends that 
stormwater be permitted to be directly discharged into the drainage 
system if there is capacity in the system, the Murray Drain is controlled by 
the GVDD whose permission is needed in order to direct stormwater into 
the drain.  This issue must be resolved with the Final Plat application.   

 
 Additional review comments from the City Engineer and comments from 

Ute Water and the Lower Valley Fire Protection District point out other 
technical issues which also must be resolved.   

 
 If these issues are adequately resolved with the Final Plat application, this 

criterion can be met. 
 

2.   Compatibility with the area around the subject property in 
accordance with Section 17.07.080; 

 
Section 17.07.080 of the Code states that 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. 

 
The proposed single-family residential development is compatible 
(including scale, height and bulk) with surrounding land use and the 
emerging development pattern in the area.  The city's Master Plan 
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supports this and similar development in this area.  This criterion has been 
met.   
 

3.    Adequate provision of all required services and facilities (roads, 
bicycle and pedestrian facilities, parks, police protection, fire 
protection, domestic water, wastewater services, irrigation water, 
storm drainage facilities, etc); 

 
  If all review comments and issues identified in this Staff Report are 

adequately resolved the Final Plat application, this criterion can be met.  
 
4.  Preservation of natural features and adequate environmental 

protection;  
 
The subject property had been farmed for many years and has been 
vacant for a number of years.  There do not appear to be any natural 
features worthy of protection on the subject property.  Stormwater 
management issues must be resolved and sedimentation and weed 
controls will be required as part of the construction process.  This criterion 
can be met.  
 

5. Ability to resolve all comments and recommendations from 
reviewers without a significant redesign of the proposed 
development. 
 

 Although providing on-site stormwater detention, along with the need to 
realign the development's roadway connection with Pine Street will require 
the development to be redesigned, staff believes that this is possible 
without a significant redesign necessitating a revised Preliminary Plan 
review before a Final Plat application is made.  This criterion can be met.  
 

Based on this review, the proposed development meets or can meet all approval 
criteria that must be considered for Preliminary Plans if all review comments and 
issues identified in the Staff Report are adequately resolve with the Final Plat 
application.   
 
 
Impact Fees 
 
The following impact fees are applicable to this development: 
 

-Transportation Impact Fee is $3200 per residential lot. 
-School Land Dedication fee is $920 per residential lot. 
-Parks, Open Space, and Trails impact fee is $1,860 per residential lot. 
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-Chip Seal Fee is $3.85 per square yard of surface area of the interior streets 
(and will be calculated with the final plat). 

-Drainage Impact Fee is calculated to be $16,560.29 (unless a detention 
area is developed, in which case, there would be no Drainage Impact 
Fee).   

 
 
Review Comments: 
 
All review comments received are included with this Staff Report.  All review 
comments must be adequately resolved with the Final Plat application.   
 
 
Public Comments: 
 
No written public comments have been received regarding this development.   
 
 
Staff Recommendation: 
 
Annexation 
 
Staff recommends approval of the annexation application with the condition that 
30-feet of right-of-way is dedicated for Pine Street and a 14-foot multi-purpose 
easement is dedicated along Pine Street before the annexation is completed. 
 
Zoning 
 
Staff recommends that the annexed property be zoned Large Lot Residential 
(instead of the requested South Fruita Residential zone).       
 
Preliminary Plan  
 
Staff recommends approval of the Adobe View North Subdivision Preliminary 
Plan with the condition that all review comments and issues identified in this Staff 
Report be adequately resolved with the Final Plat application.   
 
 
Fruita Planning Commission:  July 12, 2016 
 
 
Fruita City Council:  August 2, 2016 
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PROJECT:  Adobe View North Subdivision 
 
Petitioner:   Adobe View Development, Steve Hejl 
  Rolland Consulting Engineers, Kent Shaffer 
 
Reviewer:  Sam Atkins 
 
Date: May 16, 2016 
 
REVIEW TYPE:   Minor Subdivision   X  Major Subdivision - Preliminary Plan   
(Check One)    Lot Line Adjustment   Final Plat  
   Site Design Review   Conditional Use Permit   
   Other: 
  
 
REVIEW COMMENTS 
 

1. General:  This application is for a new single family residential subdivision of 34 lots on 8.03 acres 
location on South Pine Street. 
 

2. Preliminary Plan (Sheet 3):   
a.  Handicap ramp needs to be shown on west side of Kayenta Way at intersection of Fruitland Ave. 

since the trail connects to that western walk. 
b. Fruitland Avenue should be aligned with River Rock Court.  Pine Street is classified as a 

collector and per the City of Fruita Design Criteria and Construction Specifications Manual, 
Chapter 4, Street System Standards, 4.2 Street System Design Criteria, G. Control Standards for 
Collector Streets, spacing of intersecting streets (that are not major streets) shall be at intervals no 
less than three hundred feet (300'), provided that access cannot be obtained from a lower 
classification street. 

c. 6" HDPE storm drain callout in Block 1, Lot 6 should be removed. 
d. Will a portion of the GVDD easement be vacated? There are some locations where the easement 

is significantly into a building setback. 
e. Show location of mail delivery cluster. 
f. Signage for Stop, street names, end of road is not indicated. 
g. Location of proposed street lights is not shown. 
h. Show dry utilities in MPE. 
     

3. Drainage Report and Grading Plan (Sheet 11):   
a. Drainage calculations show C values and areas for the Rational Method runoff.  Reference was 

made to the latest SWMM which uses percent impervious to calculate the C-values.  Was this 
how they were calculated? 

b. Calculation of the drainage fee is acceptable at $16,560.29.  City of Fruita will allow direct 
discharge provided the downstream facilities have the capacity without causing flooding under 
the design storms.  The City is also aware of the review comments made by GVDD regarding 
water quality and detention.  It would be the City's position that direct discharge would be 
allowed as stated above, but the receiving drainage facility is GVDD's.  Additionally, the water 



CITY OF FRUITA 
CITY ENGINEER & PUBLIC WORKS REVIEW SHEET 

 

C:\Users\hhemphill\AppData\Local\Microsoft\Windows\Temporary Internet 
Files\Content.Outlook\3O8I53GR\Adobe View N Subd Pre-Plan Review 2016.docx  
06/27/16   2 

quality component would not be a requirement of the City. 
c. I don't see the purpose of the 3-ft berm along the back of lots in Block 3.  Is there a reason for 

proposing this? 
 

4. Impact Fees:  
 

a. Transportation Impact Fee:  The fee required will be $3,200 per residential unit.  This 
amounts to $3,200/residential unit x 34 units = $108,800.   

 
b. Chip and Seal Fee Calculation: This is calculated using the surface area of the interior 

streets at a rate of $3.85/square yard.  
 

c. Drainage Impact:  This fee was calculated by the applicant and resulted in a fee of 
$16,560.29.  If detention is provided, there will not be a Drainage Impact Fee. 
 

d. Parks, Open Space, and Trails:  The fee required will be $1,860 per residential unit.  
This amounts to $1,860/residential unit x 34 units = $63,240. 
 

SIA: Engineering has reviewed the submitted draft Subdivision Improvement Agreement Exhibit 
B and has no issues. 
  
 

 
RECOMMENDATION:   

 
The Engineering and Public Works Departments recommend approval of this Preliminary Plan upon 
the satisfactory resolution of the items cited above. 



LOWER VALLEY FIRE PROTECTION DISTRICT 
168 N. Mesa 

Fruita, CO. 81521 
Phone: (970) 858-3133 Fax: (970) 858-7189 

 
 
                                    
  May 31, 2016                                                       

 
 
 

City of Fruita  
Community Development Department 
325 East Aspen 
Fruita, CO 81521 
 
Adobe View North 
Location: 965 18 Road, North of Adobe View     
 
 Review Comments:   

  
1.  Fire Hydrants shall be located as shown on Utility Composite plan dated 

4/12/16, sheet 11of 24. 
 
2.         Fire hydrant pumper connections shall be equipped with a five inch non 

threaded sexless connection and metal cap (commonly referred to as 
Storz). The two and one half inch butts shall be furnished with National 
Standard Threads. 

 
3         A fire flow of 1000 gpm measured at 20 psi residual is required at each fire                    
           hydrant.  

 
 4.       Street address numbers shall be at least 4 inches high or larger so that they     
           may be read easily from the street. Numbers must contrast with the  
           background upon which they are installed.     

   
 

 
 
        

 Richard Pippenger 
 Fire Marshal 



 
 

COMMUNITY DEVELOPMENT DEPARTMENT 

REVIEW SHEET 
 

DATE:  JUNE 1, 2016    
 
TO:  REVIEW AGENCIES       
 
Application #:  2016-13 
Applicant:   Steve Hejl  
Application Name: Adobe View North  
Application Type: Preliminary Plan 
Location:  965 18 Road 
Zone:   Unincorporated Mesa County, AFT. 
 
Description: This is a request to approve a Preliminary Plan for a 34 lot single 

family residential subdivision 
 
____________________________________________________________        
                                                                                                                                                                                                     
The attached plan has been submitted to your office for review and comment.  To 
ensure any concerns you have are taken into consideration please comment by JUNE 
23, 2016. 
 

RETURN TO THE CITY OF FRUITA COMMUNITY 
DEVELOPMENT  

Or e-mail to hhemphill@fruita.org  
 
 
 

Not in the GVP service area.

mailto:hhemphill@fruita.org
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Project Description 

The project site is located at 965 18 Road in Fruita, Colorado.  The proposed project is a 34 lot, 

residential single family home subdivision on an approximate 8.03 acre parcel combined with an 

adjoining 4.02 acre tract from a previous subdivision. The allowable density for the 2 tracts (4.02 

acres) zoned Large Lot Residential, 3 lots per acre, (LLR) is 10,000 sq. ft minimum, which equates 

to 12 lots. The northern portion of the site 8.03 acres is recommended for South Fruita Residential 

(SFR) zoning and equates to 8 acres x 2 lots = 16 lots, for a total of 28 lots. 

The developer is proposing to add Transfer Development Rights (TDR) of 6 Lots to bring the total 

to 34 lots for a proposed overall gross density of 2.69 units per acre. The lots will be approximately 

0.23 to 0.32 acre in size. The proposed project will be named Adobe View North Subdivision. The 

8.03 acre parcel is presently zoned AFT in Mesa County.  The Developer is requesting annexation 

into the City of Fruita with a proposed zoning of  South Fruita Residential (SFR) and add a TDR. 

The property is within the Urban Growth Area and is adjacent on three sides to existing City of 

Fruita boundary which easily exceeds the required 1/6 contiguity to that boundary. This project 

adjoins the existing Adobe View Subdivision along the south boundary creating a natural and 

logical extension of urban services and economic association with the City. 

The developer  proposes to use a Plat hold for SIA guarantee.  

 

Owner Information 

The owner of the 8.03 acre parcel and the 4.02 acre tract is: 

Adobe View Development Company LLC. 

P.O. Box 903 

Rangely, CO 81648 

Existing site data 

The existing parcels are vacant of any structures and has historically been used for irrigated 

agricultural production. 

 

 

Compatibility, and Impact 

The Project complies with the future land use plans and policies for this area.  The requested site 

zoning, after annexation will be South Fruita Residential (SFR). The current zoning of properties to 

the east are Planned Unit Development (PUD) and Community Residential in the City of Fruita.  

The zoning to the south is Large Lot Residential.  The zoning to the west is Community Residential. 

 The property to the North is zoned Mesa County AFT.  

All public utility facilities are in close proximity. The extension of these utilities into the site will be 

done as a part of the subdivision development.  The Developer is proposing to Plat and construct the 

entire subdivision in one filing. 

The project is compatible and consistent with existing surrounding land use. It will be the same type 

and scale of development as the Adobe View Subdivision to the south. There is a proposed 

residential development to the east and Mesa County Valley School District recently acquired 

property adjacent to the west boundary for future school development. 
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Transportation and Traffic 

Access to the subdivision will be from 18 Road (Pine Street) on the east and Kayenta way on the 

south.  All internal roads will be the 44 foot wide right-of-way urban section per the City of Fruita 

Standards.  This section has a 28 foot wide asphalt mat and 6-1/2 foot rollover curb, gutter, and 

sidewalk on both sides of the road.  The new subdivision plat will create 14' wide multipurpose 

easements along all right-of-way frontages for utility locations. 

Along 18 Road (Pine Street) frontage, the developer is proposing half-road improvements of 

widening the asphalt an approximate 15 feet with 7 foot wide vertical curb, gutter, and sidewalk 

along the west side of the road, matching that which has been constructed with Adobe View 

Subdivision to the south. 

In addition to pedestrian sidewalk on both sides of all proposed streets, there will be a land 

dedication along the western boundary of the project to the City of Fruita for the purposes of a 

bicycle and pedestrian trail. The trail will connect on the south with existing Karp Ave. and extend 

north to northwest corner of the site (approximately 1,000 feet).  

 

All utilities are available to the site.  Utility providers are as follows: 

Fire -   Lower Valley Fire Department 

Water (Domestic) - Ute Water Conservancy District 

Sewer -   City of Fruita 

Gas & Electric - Xcel Energy 

Phone -  Century Link 

Cable -   Charter Communications 

Irrigation -   Grand Valley Irrigation Company 

Drainage-  Grand Valley Drainage District (GVDD) 

 

Sanitary Sewer 

A 8 inch Sanitary sewer will be extended from the current north end of Kayenta Way  near the 

southwest corner of the site.  The sanitary sewer will be part of the City of Fruita sanitary sewer 

system.  

 

Domestic Water 

Domestic water is provided by Ute Water. This project will connect to an existing 8" Ute Water line 

in Kayenta Way near the sanitary sewer connection and also to an existing 8” stub on the west side 

of Pine St.(18 Rd)  to provide a looped system. The water lines internal to the subdivision will be 8 

inch and 6 inch lines. 

Drainage 

Drainage from this site flows to the southwest corner of the site.  All roads and drains will be 

graded so that the drainage continues to go to the southwest corner of the site.  The drainage will 

then go directly into Murray Drain System undetained, which is preferred by the Grand Junction 

Drainage District due to this sites’ proximity to the Colorado River.  The Murray Drain System is 
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the historic drainage path for this site. In lieu of detention, the developer is proposing to pay the 

drainage fee as calculated by the City. 

 

FEMA Flood Hazard 

The site elevation is above the 500-year FEMA flood hazard elevation.   FIRM Map 

(08077C0438F), dated July 06, 2010 shows this area as outside the 500-year floodplain. 

 

Irrigation Water 

Landscape irrigation water will be from Headgate IR140 of the Grand Valley Irrigation Company.   

The project will add additional 15 shares for a total of 35 shares of irrigation water.  All lots will be 

serviced by an underground irrigation system. There has been an agreement made with the Adobe 

View Subdivision HOA for the joint use and maintenance responsibility of their existing storage 

facility in exchange for improving the delivery system to the storage facility and site improvements 

in the tract containing the storage facility. 

 

Fire Protection 

There is an existing 10” Ute Water line in Pine Street and a 8” line stub from Adobe View 

Subdivision (south) the project will connect to.  The water line within Adobe View North 

Subdivision will be a combination of 6” and  8” Ute Water lines.  Fire hydrants within Adobe View 

Subdivision will be installed in accordance with the requirements of the Lower Valley Fire 

Protection District. 

 

Historic Preservation 

None. 

 

Noise, Dust and Odor 

1. The project will comply with federal and state air emission standards. 

2. The project will comply with state noise statutes. 

3. The project will replace the existing ground with landscaped homes and City of Fruita Standard 

Residential Street Section. 

4. A Storm Water Management Plan will be part of the construction plans. This plan will address 

the construction and post construction process. 

 

Open Space 

2 tracts to be created with the Adobe View North Subdivision plat totaling 0.38 acres will be 

dedicated to the City of Fruita for trail purposes. Additionally, the existing 0.58 acre tract may be 

dedicated to the City of Fruita or the school district for open space purposes. 

 

Natural Features and Environmental Protection 

There are some large trees in the northwest corner of the property, which most likely will be 

preserved and would be between the rear of the west lots and the tract dedicated to the city for trail 

purposes. 
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Project Description 

The project site is located at 965 18 Road in Fruita, Colorado.  The proposed project is a 34 lot, 

residential single family home subdivision on an approximate 8.03 acre parcel combined with an 

adjoining 4.02 acre tract from a previous subdivision. The allowable density for the 2 tracts (4.60 

acres) zoned Large Lot Residential (LLR) is 10,000 sq. ft minimum, which equates to 20 lots. The 

northern portion of the site 8.03 acres is recommended for South Fruita Residential (SFR) zoning 

and equates to 8 acres x 2 = 16 lots.  

The total allowed number of lots is 36 but only 34 are being proposed for an overall gross density of 

2.69 units per acre. The lots will be approximately 0.23 to 0.32 acre in size .The proposed project 

will be named Adobe View North Subdivision. The 8.03 acre parcel is presently zoned AFT in 

Mesa County.  The Developer is requesting annexation into the City of Fruita with a proposed 

zoning of Planned Unit Development with the standards of LLR zoning applying. 

The property is within the Urban Growth Area and is adjacent on three sides to existing City of 

Fruita boundary which easily exceeds the required 1/6 contiguity to that boundary. This project 

adjoins the existing Adobe View Subdivision along the south boundary creating a natural and 

logical extension of urban services and economic association with the City. 

 

Owner Information 

The owner of the 8.03 acre parcel and the 4.02 acre tract is: 

Adobe View Development Company LLC. 

P.O. Box 903 

Rangely, CO 81648 

Existing site data 

The existing parcels  are vacant of any structures and has historically been used for irrigated 

agricultural production. 

 

 

Compatibility, and Impact 

The Project complies with the future land use plans and policies for this area.  The requested site 

zoning, after annexation will be Planned Unit Development. The current zoning of properties to the 

east are Planned Unit Development (PUD) and Community Residential in the City of Fruita.  The 

zoning to the south is Large Lot Residential.  The zoning to the west is Community Residential.  

The property to the North is zoned Mesa County AFT.  

All public utility facilities are in close proximity. The extension of these utilities into the site will be 

done as a part of the subdivision development.  The Developer is proposing to Plat and construct the 

entire subdivision in one filing. 

The project is compatible and consistent with existing surrounding land use. It will be the same type 

and scale of development as the Adobe View Subdivision to the south. There is a proposed 

residential development to the east and Mesa County Valley School District recently acquired 

property adjacent to the west boundary for future school development. 
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Transportation and Traffic 

Access to the subdivision will be from 18 Road (Pine Street) on the east and Kayenta way on the 

south.  All internal roads will be the 44 foot wide right-of-way urban section per the City of Fruita 

Standards.  This section has a 28 foot wide asphalt mat and 6-1/2 foot rollover curb, gutter, and 

sidewalk on both sides of the road.  The new subdivision plat will create 14' wide multipurpose 

easements along all right-of-way frontages for utility locations. 

Along 18 Road (Pine Street) frontage, the developer is proposing half-road improvements of 

widening the asphalt an approximate 15 feet with 7 foot wide vertical curb, gutter, and sidewalk 

along the west side of the road, matching that which has been constructed with Adobe View 

Subdivision to the south. 

In addition to pedestrian sidewalk on both sides of all proposed streets, there will be a land 

dedication along the western boundary of the project to the City of Fruita for the purposes of a 

bicycle and pedestrian trail. The trail will connect on the south with existing Karp Ave. and extend 

north to northwest corner of the site (approximately 1,000 feet).  

 

All utilities are available to the site.  Utility providers are as follows: 

Fire -   Lower Valley Fire Department 

Water (Domestic) - Ute Water Conservancy District 

Sewer -   City of Fruita 

Gas & Electric - Xcel Energy 

Phone -  Century Link 

Cable -   Charter Communications 

Irrigation -   Grand Valley Irrigation Company 

Drainage-  Grand Valley Drainage District (GVDD) 

 

Sanitary Sewer 

A 8 inch Sanitary sewer will be extended from the current north end of Kayenta Way  near the 

southwest corner of the site.  The sanitary sewer will be part of the City of Fruita sanitary sewer 

system.  

 

Domestic Water 

Domestic water is provided by Ute Water. This project will connect to an existing 8" Ute Water line 

in Kayenta Way near the sanitary sewer connection and also to an existing 8” stub on the west side 

of Pine St.(18 Rd)  to provide a looped system. The water lines internal to the subdivision will be 8 

inch and 6 inch lines. 

 

Drainage 

Drainage from this site flows to the southwest corner of the site.  All roads and drains will be 

graded so that the drainage continues to go to the southwest corner of the site.  The drainage will 

then go directly into Murray Drain System undetained, which is preferred by the Grand Junction 

Drainage District due to this sites’ proximity to the Colorado River.  The Murray Drain System is 
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the historic drainage path for this site. In lieu of detention, the developer is proposing to pay the 

drainage fee as calculated by the City. 

 

FEMA Flood Hazard 

The site elevation is above the 500-year FEMA flood hazard elevation.   FIRM Map 

(08077C0438F), dated July 06, 2010 shows this area as outside the 500-year floodplain. 

 

Irrigation Water 

Landscape irrigation water will be from Headgate IR140 of the Grand Valley Irrigation Company.   

The project will add additional 15 shares for a total of 35 shares of irrigation water.  All lots will be 

serviced by an underground irrigation system. There has been an agreement made with the Adobe 

View Subdivision HOA for the joint use and maintenance responsibility of their existing storage 

facility in exchange for improving the delivery system to the storage facility and site improvements 

in the tract containing the storage facility. 

 

Fire Protection 

There is an existing 10” Ute Water line in Pine Street and a 8” line stub from Adobe View 

Subdivision (south) the project will connect to.  The water line within Adobe View North 

Subdivision will be a combination of 6” and  8” Ute Water lines.  Fire hydrants within Adobe View 

Subdivision will be installed in accordance with the requirements of the Lower Valley Fire 

Protection District. 

 

Historic Preservation 

None. 

 

Noise, Dust and Odor 

1. The project will comply with federal and state air emission standards. 

2. The project will comply with state noise statutes. 

3. The project will replace the existing ground with landscaped homes and City of Fruita Standard 

Residential Street Section. 

4. A Storm Water Management Plan will be part of the construction plans. This plan will address 

the construction and post construction process. 

 

Open Space 

2 tracts to be created with the Adobe View North Subdivision plat totaling 0.38 acres will be 

dedicated to the City of Fruita for trail purposes. Additionally, the existing 0.58 acre tract may be 

dedicated to the City of Fruita or the school district for open space purposes. 

 

Natural Features and Environmental Protection 

There are some large trees in the northwest corner of the property, which most likely will be 

preserved and would be between the rear of the west lots and the tract dedicated to the city for trail 

purposes. 
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 MONTHLY REPORT 
 

FRUITA COMMUNITTY 
DEVELOPMENT ACTIVITIES 

 
JULY 2016 

 

JULY 2016 

PLANNING COMMISSION:  
Application #:  2016-11 
Applicant:  Travis and Ellen Robinson 
Application Name: Robinson Rental  
Application Type: Conditional Use Permit 
Location:  1424 Niblick Way 
Zone:   Adobe Falls PUD  
Description:  This is a request for approval of a Conditional Use Permit for a Vacation 

Rental by Owner (Bed And Breakfast). The Fruita Land Use Code 
requires a Conditional Use Permit to operate a Bed and Breakfast in this 
PUD zone. 

 
*The Applicants of project #2016-11 have requested to continue/postpone this project to the 

next planning commission meeting on August 9, 2016. 
 
 
Application #:  2016-13 & 2016-12 
Applicant:   Adobe View Development 
Application Name: Adobe View North  
Application Type: Preliminary Plan & Annexation 
Location:  965 18 Road 
Zone:   Unincorporated Mesa County, AFT. 
Description: This is a request to approve a Preliminary Plan for a 34 lot single family 

residential subdivision, and a request to annex and zone 7.33 acres for 
residential use.  

 
Application #:  2016-15 & 2016-14 
Applicant:   River City Consultants 
Application Name: Aspen Village  
Application Type: Preliminary Plan & Annexation 
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 Location:  1062 18 Road  
Zone:   Unincorporated Mesa County, AFT. 
Description: This is a request to approve a Preliminary Plan for a 22 lot single family 

residential subdivision, and a request to annex and zone 6.73 acres for 
residential use. 

 
 
JUNE 2016 
 

PLANNING COMMISSION: 
Application #:  2016-07  
Application Name: Sacred Heart Church 
Applicant:  Lance Stewart  
Application Type: Zone Change 
Zone:   Community Residential  
Location:  503 E. Aspen Avenue & 433 E. Aspen Avenue 
Description: This is a request for a zone change from a Community Residential 

zone to a PUD zone. The Fruita Land Use Code requires a public 
hearing for all zone change requests.  

 
Application #:  2016-08 
Applicant:  Vortex Engineering, Inc.  
Application Name: Mesa Grand Minor Subdivision (Lots 2 & 13) 
Application Type: Minor Subdivision with Vested Rights 
Location:  1591 River Road (lot 2) & 1588 Cipolla Road (lot 13) 
Zone:    Limited Industrial, Research and Development (LIRD) 
Description: The applicant has requested vested rights for this minor 

subdivision. State Law and the Fruita Land Use Code require a 
public hearing for applications wanting vested rights. 

 
Application #:  2016-09 
Applicant:  Rick and Tona Goering 
Application Name: Great Divide Villa 
Application Type: Conditional Use Permit 
Location:  1950 Timber Falls Drive 
Zone:   Adobe Creek Ranch 2, PUD 
Description:  This is a request for approval of a Conditional Use Permit for a 

Vacation Rental by Owner (Bed And Breakfast). The Fruita Land 
Use Code requires a Conditional Use Permit to operate a Bed and 
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Breakfast in a Community Residential zone. Since the zone is a 
Planned Unit Development (PUD) the underlying zone is 
Community Residential. 

 
Application #:  2016-10 
Applicant:  Mike and Kristy Driver 
Application Name: Sagebrush House Vacation Rental 
Application Type: Conditional Use Permit 
Location:  107 E. Pabor Avenue 
Zone:   Community Residential  
Description:  This is a request for approval of a Conditional Use Permit for a 

Vacation Rental by Owner (Bed And Breakfast). The Fruita Land 
Use Code requires a Conditional Use Permit to operate a Bed and 
Breakfast in a Community Residential zone.  

 
*All projects from the June Planning Commission were approved on the consent agenda at the 
July 5th City Council meeting other than #2016-07. Project #2016-07 was discussed by City 
Council and ultimately a continuance was granted and will be heard again at the August 2nd City 
Council meeting. 
 

RECENT SUBMITTALS: 
August 9, 2016 Planning Commission meeting: 
 

1. Mineral House VRBO 
2. Orchard House VRBO 

 
 
  
 
*Check out www.fruita.org/cd for more details and to see what is going on in the Planning 
Department.  

http://www.fruita.org/cd
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