
              FRUITA PLANNING COMMISSION AGENDA      
Date:  Tuesday, 02.14.2017 
Time:  7:00 p.m. 
Place:  Fruita Civic Center, 2nd Floor Council Chambers, 325 E. Aspen  
            Avenue, Fruita, CO 

 
The following items will be presented at this public hearing of the Fruita Planning Commission for 
their consideration. The Planning Commission will formulate a recommendation that will be 
forwarded to the Fruita City Council.  If you have an interest in an item on the agenda, please call 
(970) 858-0786 or come to the Community Development Department office located at 325 E. Aspen 
Avenue to review the information in the file. If you have a concern with an item on the agenda, your 
appearance at both hearings is encouraged to ensure your concerns are accurately represented or you 
can write a letter detailing your concerns and submit it to the Community Development Department 
prior to the meetings.  Physically disadvantaged persons, who wish to obtain information or need 
assistance in attending the public hearing, may call (970) 858-0786. The hearing impaired may call 
Relay Colorado at 1-800-659-2656, or visit our website: www.fruita.org  
 
General Rules 
Land use public hearings are similar to a court proceeding.  Proper procedures will ensure a fair 
hearing for all and allow the land use items to be acted on in a timely manner.  In the interests of time 
and to assure a fair hearing for everyone, the following rules will be followed: 
 1. There will generally be a 15 minute presentation (maximum) by the applicant. 
 2. Individual speakers will normally be limited to 3 minutes each.  
     (Additional comments may be submitted in writing.) 
 3. The applicant will then have a rebuttal time of approximately 5 minutes. 
Each person wishing to speak will raise their hand and be recognized by the Chair and asked to come 
forward and speak into the microphone stating their name and address.  The purpose of a land use 
hearing is to have the facts of a case presented in a manner that will assist the decision-makers in 
making a fair, legal, and complete decision. The hearing is a fact-finding forum by unbiased decision-
makers. Unruly behavior, such as booing, hissing, cheering, applause, verbal outbursts, or other 
inappropriate behavior, detract from the hearing and will not be permitted. 
 

A. CALL TO ORDER 
B. PLEDGE OF ALLEGIANCE 
C. AMENDENTS TO THE AGENDA 
D. APPROVAL OF THE AGENDA 
E. WITHDRAWN ITEMS 
F. CONTINUED ITEMS 
G. CONSENT ITEMS 

 
Application #:  2016-28 
Project Name:     Selover Annexation 
Application:  Annexation  
Property Owner: Kathleen Selover  
Representative:  Kathleen Selover  
Location:  1024 18 Road    
Request: This is a request to annex approximately 1.59 acres of property into the city 

limits of Fruita and designate a Community Residential zone. 
 
 

 



APPROVAL OF MINUTES 
November 8, 2016 Planning Commission meeting 
 

H. HEARING ITEMS: 
 
Application #:  2016-27 
Project Name:  Fruita RV Resort     
Application:  Conditional Use Permit  
Property Owner: LSC Northwest Colorado, LLC 
Representative:  Robert Jones II, Vortex Engineering, Inc.   
Location:  1235 Greenway Drive 
Zone:   Industrial 
Request: This is a request for approval of a Conditional use Permit for a recreational 

vehicle campground in an Industrial zone. 
 
Application #: 2016-29 
Project Name: Fruita RV Storage 
Application Type: Site Design Review  
Property Owner: LSC Northwest Colorado, LLC 
Representative: Robert Jones II, Vortex Engineering, Inc.  
Location: 1232 Greenway Drive. 
Zone:  Industrial 
Description: This is a request for approval of a Conditional use Permit for a recreational 

vehicle park in an Industrial zone. 
 

Other Business 
1. Community Development Activity Reports.  
2. Visitors and Guests. 
3. Other Business 

a. Time Change for Planning Commission Meeting 
b. Planning Commissioner Training 

 
 
ADJOURNMENT 
RULES OF PROCEDURE 
1. THE HEARING IS OPENED BY THE CHAIR OF THE PLANNING COMMISSION 
The Chair reads the item on the agenda. 
2. THE PETITIONER SUMMARIZES THE PROJECT 
The petitioner or his/her representative is asked to present the proposal.  Presentations should be brief 
and to the point, but covering all of the main aspects of the project.  
3. THE STAFF PRESENTS THE STAFF REPORT 
The Fruita City staff present their reports. 
4.  PUBLIC COMMENTS 
People speaking should step up to the microphone and speak clearly, stating their name and address.  
They should be brief and to the point and try not to repeat what others have said.  The Chair asks for 
those in favor of the item to speak and then those opposed to the item to speak.  Any others who wish to 
speak are then asked to come up to the microphone.   
5.  REBUTTAL 
The Chair asks for the petitioner’s rebuttal. During this brief time, the petitioner should address the 
major questions raised by the public and the Commission. 
6. THE HEARING IS CLOSED TO PUBLIC COMMENTS AND THE ITEM IS DISCUSSED 
The Chair closes the public hearing to public comments. No further comments from the public are 



allowed at this time. The Commission discusses the item and may ask the petitioner, staff or members 
of the public to come back to the microphone to answer questions.   
7.  VOTE 
The Chair asks the Commission for a motion on an item.  After the motion is seconded, the Chair asks 
for a discussion on the motion. The motion may be amended and if it is amended, the Commission votes 
on whether to accept the amendment.  After discussion and consideration of any amendments, the 
Commission votes on the motion.  If the motion fails, or if there is a tie vote, another motion may be 
made and voted on using the same procedure.  In addition to recommending an item be approved, 
approved with conditions or denied, the Commission may also table an item or continue an item to a 
later date.  
8.  FOLLOW UP 
The Planning Commission’s decision is forwarded to the Fruita City Council.  Once a project is 
approved by the City Council it must be revised to reflect all the conditions placed on it by the City 
Council before documents are recorded and/or building permits are issued.  If the project fails to meet 
the Fruita Land Use Code time limits for final documents, the project approval of the project lapses and 
the project must be resubmitted.   
9.  The Planning Commission may also continue a project, or deny a project.  At the request of the 
Planning Commission, the City Council may continue a scheduled public hearing to allow the Planning 
Commission more time to consider or reconsider the application.  
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 Fruita Planning Commission 

Tuesday, November 8, 2016 

 

 

A. CALL TO ORDER 
Chair Doug Van Etten called the meeting to order at 7:00 pm. Members in attendance were: 
Richard Hoctor, Whitney Rink, Doug Van Etten, Keith Schaefer, Dave Karisny. Heidi Jo Elder 
and Mel Mulder were excused absent.  
 

B. PLEDGE OF ALLEGIANCE 
Doug Van Etten led the Pledge of Allegiance. 
 

C. AMENDMENTS TO THE AGENDA 
Dahna Raugh proposed that the hearing item (Mineral House) be moved from a hearing item and 
put on consent. She believes that all issues have been resolved, the applicants are here but no one 
from the neighborhood is in attendance. 
 
Keith Schaefer made a motion to move the hearing item to consent, amending the agenda.  
 
Richard Hoctor seconded.  
 
5-0 yes votes. 
 

D. APPROVAL OF THE AGENDA 
 

E. WITHDRAWN ITEMS  
None.  

F. CONTINUED ITEMS  
None. 

G. CONSENT ITEMS  
 
Doug Van Etten read the consent item as follows: 
 
Application #:  2016-17 
Application Name: Mineral House 
Application Type: Conditional Use Permit 
Property Owner: Danny Gene Mitchell Jr.  
Representative:  Danny Gene Mitchell Jr.  
Location:  626 Mineral Court 
Zone:   Community Residential  
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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. 
 
Keith Schaefer made a motion to approve the consent agenda.  
 
Whitney Rink seconded.  
 
5-0 yes votes. Motion passes. 
 

APPROVAL OF MINUTES 

There were no minutes to approve for this meeting. The Planning Commission met on October 
11, 2016 to discuss the Lagoon Property concept ideas with the Public Works Director, Ken 
Haley, and to have Planning Commissioner training with the City Manager, Mike Bennett. The 
Lagoon property ideas were brought to the Planning Commission for input and Mike Bennett 
went over city goals and the direction the city is going.  

 
H. HEARING ITEMS  

None. 
I. COMMUNITY DEVELOPMENT ACTIVITY REPORT 

None 
J. VISITORS AND GUESTS 

Keith Schaefer suggested that we think about changing the definition of Bed and Breakfast and 
Vacation Rental by Owner. He feels that it could be confusing to applicants.  
 

Adjournment at 7:15pm 

Respectfully submitted,  

Henry Hemphill 
City of Fruita Planning Technician  
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Community Development Department 
Staff Report 

February 8, 2017 
 

Application #:  2016-28 
Project Name:     Selover Annexation 
Application:   Annexation  
Property Owner:  Kathleen Selover  
Representative:  Kathleen Selover  
Location:   1024 18 Road    
Request: This is a request to annex approximately 1.59 acres of 

property into the city limits of Fruita and designate a 
Community Residential zone. 

 
Project Description: 
 
This is a request to annex approximately 1.59 acres of property located at the southeast 
corner of the intersection of J 2/10 Road and Pine Street.  The applicants have 
requested a Community Residential (CR) zone.  
 
The property is currently occupied by a single family residential dwelling unit, a 
detached garage, and two sheds. There is no specific development associated with this 
annexation request at this time other than connection to the city’s sewer system. The 
septic system connected to the dwelling unit on the property failed and connection to 
the city’s public sewer system was required because the property is within 400 feet of 
the sewer system.  Fruita’s rules require annexation in order to connect to the city’s 
sewer system.  A contract to allow immediate connection to the city’s sewer system with 
the condition that the property be annexed into the city was agreed to between the 
property owners and the city at the June 7, 2016 City Council meeting.  
 
The property is scheduled to be found eligible for annexation at February 21, 2017 City 
Council meeting. The next step in the annexation process is approval by the City 
Council of an ordinance to annex the property and an ordinance to establish a city zone 
on the property.  The first reading of these ordinances is scheduled for the March 7, 
2017, City Council public hearing and the second reading of the ordinances is 
scheduled for the April 4, 2017, City Council public hearing.   
  
 
Surrounding Land Uses and Zoning: 
 
Community Residential (CR) zoning is to the west. Planned Unit Development (PUD) 
zoning for commercial and residential uses in the Legacy subdivisions is to the south. 
Unincorporated Mesa County- AFT zoning is to the north and east. Surrounding Land 
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uses consist mostly of residential to the north, east, and west, with the exception of the 
Family Dollar store directly to the south within the PUD zoning of the Legacy 
subdivision. The map below identifies the various zones in this area and the properties 
that are not within the city limits.  
 

 
 
 
 
 
 

LOCATION AND ZONING MAP 
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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; 

 

2015 AERIAL PHOTOGRAPH 



4 
W:\2016 Projects\2016-28 Selover Annexation\StaffReport.SeloverAnnex.docx 

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 and west. 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. 

 
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.  J 3/10 
Road provides the primary access to the property (driveway location).  There 
also are public parks and trails within ½ mile of the property.  This criterion has 
been met.    
 

c. The area is contiguous with existing urban development; 
 
The subject property is contiguous to the city limits on two sides and those two 
sides are contiguous with existing urban development – Legacy Commercial 
Subdivision to the south, the Town of Cleveland (1890) to the west. The property 
to the north and east are 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 (as 

an enclave) and all required utilities are currently available, the property can be 
efficiently served by police and other municipal services.  
 

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;  
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 The annexation meets the goals and policies of the city's Master Plan. At this 
time staff has received no written 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 access to the property is through the city limits, the property has a 

logical social and economic association with the city.  Pine Street (18 Road) and 
J 2/10 Road abutting the subject property are identified as major collector roads 
and J 3/10 Road is identified as a minor collector road by the city's Street 
Classification and Traffic Control Plan.  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 occupied and meets the city's infrastructure 
standards.  Future 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 J 2/10 Road and Pine Street (18 Road) and 14-foot wide multi-purpose 
easements be provided along all street frontages to accommodate public utilities.  
This is a standard requirement for all annexations and all development in the city.  
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.    
 
It should be noted that there have been two or more horses on the subject property at 
various times throughout the years.  The applicants request that two horses be 
considered legal non-conforming (aka, grandfathered) after the annexation is 
completed.  The applicant is aware that if the horses are removed from the property for 
a continuous one year period, the legal non-conforming status is forfeited as per Section 
17.07.090 of the Code.   
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Additionally, the Annexation Map must show the property’s contiguity with the Fruita city 
limits, and must include a Surveyor’s Certificate, A Certification of Ownership, and a 
Title Certificate.   
 
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 

  
 According to the project narrative, the applicant has requested a Community 

Residential (CR) zone and to grandfather in the use of two horses on the 
property. Staff understands this property has been used for agricultural purposes 
in the past.  

 
 The requested CR zone is consistent with the recommendations of the city’s 

Master Plan. The uses permitted in the requested CR zone are compatible with 
existing land uses in the area which are primarily residential.  As per section 
17.07.010 D of the Land Use Code, the purpose of the CR zone is to allow for 
moderate density detached single-family residential neighborhoods with the 
inclusion of other housing types such as attached dwelling units.  

 
  
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 
  

Because this zoning request is incidental to the annexation request, this 
criterion does not apply. 
 

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 
 
Because this zoning request is incidental to the annexation request, this 
criterion does not apply. 

 
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 
 
Because this zoning request is incidental to the annexation request, this 
criterion does not apply 

 



7 
W:\2016 Projects\2016-28 Selover Annexation\StaffReport.SeloverAnnex.docx 

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. 
 
As identified above under approval criterion 1, the requested CR zone is 
consistent with the City’s Master Plan. This criterion has been met. 

 
Based on this information, the requested CR zone meets the approval criteria that must 
be considered for an amendment to Fruita’s Official Zoning Map.  
 
Keeping horses is permitted in the CR zone with a Conditional Use Permit.  The 
keeping of two horses on the property also could be identified as a legally permitted 
non-conforming land use in the CR zone with the annexation of the property and be 
subject to the legal non-conforming requirements of the Code as identified above.       
 
 
Review Comments: 
 
All review comments received are included with this Staff Report.  Fruita’s Code 
Compliance Officer has recommended that the large tree located at the southwest 
corner of the property be removed.   
 
 
Public Comments: 
 
No written public comments have been received at this time.  
 
 
Staff Recommendation: 
 
Annexation 
 
Staff recommends approval of the proposed annexation with the condition that all 
review comments and issues identified in this Staff Report must be adequately resolved 
within six months of the annexation approval by the City Council.    
 
Additionally, staff recommends that keeping two horses on the property be considered a 
legal non-conforming land use after the annexation and zoning are completed.    
 
Zoning 
 
Staff recommends approval of the requested Community Residential (CR) zone.  
 
 
Fruita Planning Commission: February 14, 2017 
Fruita City Council: March 7, 2017 & April 4, 2017 
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From: Mark Angelo
To: Dahna Raugh; Henry Hemphill
Cc: John McBride
Subject: 2016-28 Selover Annexation
Date: Thursday, February 9, 2017 9:27:29 AM
Attachments: 2-9-17 #1.JPG

2-9-17 #2.JPG

Review comments:
I went by and checked to see if the tree located at the SW corner of the property is within the sight
distance triangle for westbound traffic on J 2/10 Road at S. Pine Street.
Knowing J 2/10 Road will eventually become a Minor Collector Roadway, the tree will fall within the
sight distance triangle.  And, it currently does create a problem for WB traffic to see southbound
traffic on S. Pine St. 
Attached pictures show me stopping at the stop sign and pulling forward further to see if I could see
SB traffic better. 
I recommend the tree be removed all the way to the ground. 
I also ask the property owner contact me, see below, to coordinate the removal of the tree. 
 
Mark Angelo
City of Fruita
Code Compliance Officer
325 E. Aspen Avenue
Fruita, CO.  81521
970-858-0763
mangelo@fruita.org
 
 

mailto:mangelo@fruita.org
mailto:draugh@fruita.org
mailto:hhemphill@fruita.org
mailto:jmcbride@fruita.org








From: Chris Dehmel
To: Henry Hemphill
Subject: RE: for your review please
Date: Tuesday, January 10, 2017 2:51:15 PM
Attachments: image001.png

30’ on J.2 Rd. and 30’ on Pine St. 
 
Chris Dehmel
Project Manager
City of Fruita
970-858-8377 p
970-858-0210 f
cdehmel@fruita.org
 

From: Henry Hemphill 
Sent: Tuesday, January 10, 2017 2:49 PM
To: Chris Dehmel
Subject: for your review please
 
Selover Annexation.
 
What do you (public works) need? I think 30 feet of J.2 right?
 
Henry HempHill     planning TecH.     ciTy of fruiTa     970-858-0786

 

mailto:cdehmel@fruita.org
mailto:hhemphill@fruita.org
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Community Development Department 
Staff Report 

February 9, 2017 
 

Application #: 2016-17 
Project Name: Fruita RV Resort     
Application:  Conditional Use Permit & Site Design Review  
Property Owner: LSC Northwest Colorado, LLC 
Representative: Robert Jones II, Vortex Engineering, Inc.   
Location:  1235 Greenway Drive 
Zone:   Industrial 
Request: This is a request for approval of a Condtional use Permit for 

a recreational vehicle park in an Industrial zone. 
 
 
Project Description: 
 
The subject property contains approximately 15.5 acres and is located on the 
south side of Greenway Drive directly west of the Little Salt Wash and directly 
north of Interstate 70.  The property currently is vacant and is zoned Industrial.  
The applicants propose a recreational vehicle park (RV park) and the Fruita Land 
Use Code requires a Conditional Use Permit (CUP) for this use in the Industrial 
zone.  This also is a Site Design Review application which is being reviewed 
together with the CUP as one application.    
 
The site plan shows 140 RV spaces in this RV park.  The largest RV space will 
measure 2,625 square feet and there will be 26 of these spaces.  Thirty-eight 
spaces will measure 2,275 square feet.  All these spaces will allow an RV to pull 
through the space.  Sixty-four spaces are back-in spaces measuring 1,800 
square feet.  It appears that all of these spaces will have individual access to 
sewer, water, and electricity.  Twelve spaces are intended to be occupied by 
what are called “park model” RVs.  Park model RVs are recreational vehicles that 
are designed for long term placement.  This RV park will include an on-site 
manager’s residence along with a pool, park areas and a playground, an 
irrigation pond, bathrooms with showers, a convenience store, and a game room.  
No tent camping is included with this proposed development.    
 
Access to the property will be from two points along Greenway Drive and a 
connection to the Little Salt Wash Trail will be at the southeast corner of the 
property.  The Riverfront Trail is intended to be constructed in the near future in 
an existing easement along the south side of the property.  
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Surrounding Land Uses and Zoning: 
 
All surrounding land between Interstate 70 and the railroad tracks is zoned 
Industrial with the exception of a small residential property to the southeast which 
is zoned AFT (Agricultural Forestry Transitional) in the County.  Most of the land 
area is vacant.  Existing land uses include one gas and oil support services 
business to the west, one to the east, and a house near the southeast corner of 
the property on the other side of the Little Salt Wash.   

 
LOCATION AND ZONING MAP 
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2015 AERIAL PHOTOGRAPH 
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Review of Applicable Land Use Code Requirements: 
 
This is a Conditional Use Permit application and also a Site Design Review 
application which are being reviewed together as one application.    
 
A conditional use is defined as a use which, because of its unique or varying 
characteristics, cannot be properly classified as an allowed use in a particular 
zone district.  After due consideration of the impact upon neighboring land and of 
the public need for the particular use at a particular location, and the approval 
criteria that must be considered for conditional uses, such conditional use may or 
may not be approved.  
 
For a Site Design Review application, there are no specific approval criteria to 
consider but all city requirements must be met.   
 
The purpose of the Industrial zone is to encourage non-polluting industrial and 
research and development activities designed to meet acceptable state and 
locally established standards of noise, dust, effluent, odor and other impacts 
typically associated with industrial uses.   
 
Chapter 27 of the Land Use Code, Campgrounds and Recreational Vehicle 
Parks, identifies the standards that must be met for these types of uses.  The 
following is a review of these standards as they pertain to the proposed 
development.   
 
Section 17.27.010 requires that the site not be exposed to objectionable smoke, 
noise, odors, or other adverse influence.  This is perhaps the biggest concern 
with the proposed RV park.  Other than a small amount of Industrial zoning along 
Highway 6 & 50 near the downtown, this is Fruita’s only industrial area.  Although 
most land in the area currently is vacant, all kinds of industrial land uses are 
permitted and encouraged to locate in this area, and whereas certain amounts of 
smoke, noise, odors and other land use impacts may not be objectionable to 
other industrial land uses in the area, this may become objectionable to the 
operators/owners of an RV park.  Inversely, an RV park in this location has the 
potential to hinder future industrial development due to these compatibility 
concerns.   
 
The Fruita Greenway Business Park Plan, a component of Fruita’s Master Plan, 
did not anticipate and does not support RV parks in this area planned for 
industrial uses.  The city of Fruita should not hinder its ability to attract, promote, 
encourage and expand industrial development in the industrial area by protecting 
an RV park from impacts of industrial development when located in an industrial 
zone.  As industrial development takes place, the applicants must be aware that 
industrial development that potentially will negatively affect the operations and 
attractiveness of the RV park are to be expected.   
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The location of the subject property directly adjacent to the open space along the 
Little Salt Wash with good visibility from the interstate, combined with the fact 
that there is almost no industrial development taking place right now in the area, 
makes this an attractive location for an RV park at this time.  However, there are 
many places in Fruita that could support an RV park business without creating 
compatibility concerns, but limited space is available for industrial uses without 
creating compatibility concerns.  The wash provides a buffer to future industrial 
development on the east side, but there are no buffers to the west and north.  
 
Unlike the subject property, land to the west of the Big Salt Wash already has all 
necessary infrastructure to support industrial development and staff expects 
these “shovel ready” lots to develop before other parts of the Fruita Greenway 
Business Park Plan area develop.  Also, many modern industrial uses do not 
necessarily create significant impacts to surrounding property.  The proposed RV 
park may be a good use of the land until such time that industrial uses build up in 
this area and potentially negatively impact the RV park.           
 
The applicants should be aware that a major sewer lift station that handles 
almost all Fruita sewage is located at the southwest corner of the subject 
property and this lift station often emits an unpleasant odor.  The lift station was 
constructed with a large and expensive filter that eliminates most, but not all, 
odor.  Odors of this type typically are considered acceptable in areas with 
industrial zoning and land uses which the city’s Master Plan recommends for this 
area.  The applicants should be aware of this and know that Fruita is not 
intending to take actions to eliminate odors from the lift station. 
 
The Code also requires that no portion of the subject property be subject to 
unpredictable flooding which would expose persons or property to hazards.  
Portions of the property are within the floodplain but with recent construction of 
the Little Salt Wash Trail and previous construction of the Greenway Drive bridge 
over the Little Salt Wash, the potential flood conditions in this area are being 
reevaluated and a Letter of Map Revision (LOMR) will be sent to the Federal 
Emergency Management Agency (FEMA) to recognize changes to the potential 
flood conditions.  Review comments from the City Engineer point out drainage 
issues that must be resolved.   
 
Section 17.27.020 sets out the size and density of RV spaces for RV parks.  It is 
unclear how many spaces are proposed – 140 or 142.  It appears that there are 
only 12 park model RV sites, but the written information indicates that there are 
14 park model sites.     
 
With the exception of the 12 park model RV sites, the minimum RV space size 
provided is 1,800 square feet with a minimum width of 30 feet (the Code requires 
a minimum of 1,500 square feet with a minimum 25 foot width).  Although 
concrete pads are intended to be provided for the RVs it is unclear if the pads are 
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the required length.  Car parking spaces are not intended to be paved as 
required by the Land Use Code but staff recommends pavement as required by 
the Land Use Code to avoid maintenance and erosion problems including 
blowing dust.  No detailed information about the park model RVs has been 
provided but it appears that the size and space requirements are not intended to 
apply to the park model RV spaces.  Some consideration should be given to 
provide more space around the park model RVs.  All other requirements of this 
section have been met or can be met.     
 
Section 17.27.030 requires the interior streets to be paved.  The applicants have 
requested an exception to this requirement, along with unpaved parking at each 
RV space, to allow gravel roads and parking instead.  According to the project 
narrative, the applicants have asked for no pavement on the interior roads to 
allow the RV park to have a more natural appearance and potentially create less 
sources for heat in the summer.  Staff does not support this exception to the 
requirement for pavement.  Pavement requires less maintenance and helps 
avoid erosion problems especially blowing dust created by both wind and traffic 
on the roads, and avoid debris from being tracked onto the public sidewalks and 
roads.  If the issues of a natural appearance and micro-climate heat are of major 
concern, the issues can be resolved by providing more green space within the 
RV park, especially shade trees.    
 
The only on-site pavement intended to be provided will be concrete pads for 
setting up an RV at each space, and pavement at the entrances, the dump 
station and the parking areas in front of the office/convenience store buildings.  A 
perimeter trail is proposed and will be surfaced with crushed rock.    
 
Internal two-way roads are required to be a minimum of 28 feet wide and the 
applicants request an exception to allow the roads to be only 24 feet wide.  Staff 
does not believe that the reduced width will adequately support two-way RV 
traffic (and the Code reflects this by requiring a minimum width of 28 feet).  The 
one-way streets proposed meet the minimum 20-foot width required.  A couple 
more car parking spaces are needed to meet the minimum requirements for 
number of parking spaces required in addition to the car parking space at each 
individual RV space.   
 
Traffic compatibility and access also are major concerns with the proposed RV 
park.  As per the Fruita Greenway Business Park Plan, Greenway Drive is 
intended to be a major collector road through this industrial area with major 
access points into the area coming from 17 Road (Coulson Street), 16 Road and 
15 Road.  However, Greenway Drive does not yet connect between these roads 
and the subject property is located at the end of Greenway Drive as accessed 
from Coulson Street, basically a long dead-end road.  With the amount of traffic 
expected to be generated by the RV park, a second, permanent, full access (not 
just an emergency access) is necessary avoid traffic and access problems.  The 
Land Use Code requires a secondary access for this development based on the 
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expected traffic volumes.  This requirement also is identified in the review 
comments from the City Engineer.  Staff is aware that this will be difficult to 
provide due to the lack of public access currently available from Highway 6 & 50, 
across the railroad tracks and the Big Salt Wash, and the lack of public right-of-
way existing to the west.        
 
The applicants intend to pave and provide curb, gutter and sidewalk for the 
portion of Greenway Drive that is directly adjacent to the subject property.  To the 
east, Greenway Drive is mostly unpaved and has minimal gravel improvements 
on the unpaved portions.  This lack of infrastructure will not support the traffic, 
both motorized and pedestrian traffic, expected to be generated by the proposed 
RV park.  To adequately support the proposed development, Greenway Drive, 
must be constructed as a major collector roadway to connect to Highway 6 & 50 
to the east, and connect to 16 Road on the west (as per the Fruita Greenway 
Business Park Plan).     
  
Management headquarters including a manager’s residence, a convenience 
store, game room, and a dump station will be provided as accessory uses (not 
intended for general public use).  These accessory uses comply with the Code 
(Section 17.27.040) because they do not take up more than 5% of the land area, 
and appear to be located to focus inward to the guests of the RV park and not 
toward the traveling public in general.   
 
Section 17.27.050 requires that at least 10% of an RV park site be developed for 
passive or active recreational uses.  The minimum size of open space for this 
requirement must be at least 5,000 square feet measuring no less than 50 feet 
on a side.  Although it appears that the proposed development will be just a bit 
under this 10% requirement, the provision of a perimeter trail, a game room, a 
swimming pool with a hot tub, a playground, and picnic areas provide additional 
amenities to support the intent of this requirement.   
 
The proposed RV park appears the meet the setbacks required by Section 
17.27.060 of the Code with a setback of 25 feet from Greenway Drive and 
Interstate 70, and 15 feet from all other property lines.  These setback areas are 
required to be landscaped and used for no other purpose.  As per this section of 
the Code, landscaping in the RV park is required to be designed to “mitigate the 
visual impact of the campground or recreational vehicle park on the surrounding 
area”.  The Code also requires that the RV park be enclosed by a solid wall or 
fence at least six feet in height.  The applicants propose a heavily landscaped 
border instead of a solid fence or wall.  Because the property abuts the Little Salt 
Wash, I-70 and vacant land, heavily landscaped edges appear to be more 
appropriate for this development than a fence or wall.  The Code requires that 
irrigation water be used for irrigation purposes where it is physically and legally 
available.     
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Section 17.27.070 of the Code identifies the requirements for utilities for an RV 
park. All utilities are required to be underground and it appears that this 
requirement is intended to be met.  Potable water, sewer service, and electric are 
intended to be provided to each RV space and must be constructed and used in 
accordance with all local, state and federal regulations.   
 
Review comments from Ute Water Conservancy District state that the 
developer’s representative has been in contact with the District to work out the 
water main design.  Staff is unaware of any major concerns Ute Water may have 
with the proposed development.  Sanitary facilities including bathrooms with 
showers must be provided as required in Section 17.27.090 of the Code.  
 
Outdoor lights are required to be provided at the entrance to all service buildings 
and street and yard lights are required to be provided to ensure safe movement 
of vehicle and pedestrians at night.  A lighting plan must be provided to ensure 
that this requirement has been met.  The lighting plan also must meet the 
requirements of Section 17.07.070.R of the Code regarding new outdoor lighting.  
Light fixtures must be fully shielded and the total light output cannot exceed the 
limits identified in this section.   
 
Section 17.27.080 of the Code requires RV parks to comply with the building 
codes and the National Fire Protection Association (NFPA) standards for RV 
parks.  The Lower Valley Fire Protection District (LVFPD) requires a 12-inch 
water main to be connected to an existing water line to the west (in the Sooner 
Industrial Park subdivision) and automatic fire protection sprinklers for all 
buildings greater than 2,000 square feet in size.  Other technical concerns 
pointed out by the LVFPD must be adequately resolved along with the 
exceptions to the fire protection standards requested by the applicants.  Staff 
relies on the LVFPD and the Mesa County Building Department to help ensure all 
local, state and federal requirements for RV parks have been met.        
      
The RV park also must meet the other requirements of the Code regarding 
enforcement of regulations in the park (such as no fires outside fire rings), length 
of stay, maintenance, and management duties.  It may be an oversight, but only 
the 64 back-in spaces are shown to have a picnic table and a fire pit.  None of 
the other typical layout illustrations show a fire pit or a picnic table.   
 
There are impact fees that apply to this development, a Transportation Impact 
Fee (TIF), a Drainage Impact Fee (DIF) and potentially a Chip/Seal Impact Fee.  
The TIF will be calculated once the required traffic impact study has been 
completed and the DIF will be calculated with the final Drainage Report.  Both 
CDOT and the city’s Codes Compliance Officer identify the need for a traffic 
impact study to identify what impacts are to be expected at the intersection of 
Greenway Drive and Highway 6 & 50 and what improvement may be necessary 
to avoid traffic problems.  The Chip/Seal Impact Fee is based on the square 
footage of new asphalt for new public roadway required to be constructed.        
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There is a recapture agreement that affects the subject property.  A recapture 
agreement allows a developer to recapture some of the infrastructure 
construction costs when the developer extends public infrastructure, such as 
sewer lines and streets, which are expected to serve other nearby developments 
in the future.  If a new development uses the infrastructure constructed for a 
previous development with a recapture agreement, the new development must 
pay back a portion of the infrastructure construction cost.    
 
The recapture agreement in place for sewer line construction that affects the 
subject property was approved by City Council Resolution 2008-48.  The 
additional fee is $11.62 for each EQR (equivalent residential unit).  The 
developer of this RV park can request a recapture agreement for the 
infrastructure that is necessary to serve the RV park.  
 
Because a substantial amount of public infrastructure must be built to serve the 
proposed development, a development improvements agreement (DIA) is 
necessary.  The DIA guarantees that the required public improvements will be 
constructed and the DIA should include only the public improvements to be 
constructed, not the private improvements on the subject property.   
 
The applicants should be aware that the Colorado Department of Public Health 
and Environment (CDPHE) has additional rules for RV parks that must be met.  
This also is identified in the review comments from the City Engineer.  It appears 
that the proposed development either have met or can meet these additional 
regulations.    
 
In the project narrative, the applicants request a blanket 10% variance in the 
drawings to allow flexibility in the design.  Staff is not in favor of a blanket 10% 
variance for development applications.   
 
Section 17.13.040, Conditional Uses, of the Land Development Code 
requires that a conditional use be approved “provided the City Council 
finds as follows”:   
 
1. The proposed use is consistent with the provisions and purposes of 

this Title, with the purposes of the zone in which it is located, and 
with the city's Master Plan;  

 
 The proposed RV park can be consistent with the provisions and purposes 

of the Land Use Code if all review comments and issues identified in this 
Staff Report are adequately resolved.  The requirements of the Land Use 
Code are intended to implement the Master Plan.  If the RV park does not 
hinder industrial development in the surrounding industrial zone, the RV 
park can be considered to be consistent with the purpose of the Industrial 
zone and the Master Plan.   
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2. The proposed use is compatible with existing and allowed uses 

surrounding or affected by the proposed use, pursuant to the criteria 
in Section 17.07.080;  

 
 As per Section 17.07.080, 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 uses.  RV parks 
typically are incompatible with most industrial land uses because of the 
disproportionate impact many industrial land uses can have on an RV 
park.  Although this RV park will be located in an industrial area, Fruita 
has a lot of other industrial land available with all necessary services and 
facilities already in place to support industrial development and this other 
industrial land is expected to develop before the industrial land adjacent to 
the subject property.  Most land surrounding the subject property currently 
is vacant and an RV park is compatible with the current vacant lands.  The 
compatibility issue will become a bigger concern when an industrial land 
use is proposed near the RV park.   

 
3. The proposed use will not materially endanger the public health or 

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

adequately resolved, the proposed RV park is not expected to material 
endanger the public health or safety. 

 
4. Public services and facilities including, but not limited to, 

transportation systems, wastewater disposal and treatment, 
domestic water, fire protection, police protection, and storm 
drainage facilities are adequate to serve the proposed use. 
 
All required public facilities and services can be available to serve the 
subject property if all review comments and issues identified in this Staff 
Report are adequately resolved.     

 
Based on this review, it appears that the proposed RV park meets or can meet all 
requirements if all issues identified in this Staff Report and all review comments 
are adequately resolved.   
 
 
Review Comments: 
 
All review comments received are included with this Staff Report.  All review 
comments must be adequately resolved.   
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Public Comments: 
 
No written public comments have been received regarding this application.   
 
 
Staff Recommendation: 
 
Staff recommends approval of a Conditional Use Permit for the proposed Fruita 
RV Resort with the condition that all review comments and issues identified in the 
Staff Report are adequately resolved.  If all all review comments and issues 
identified in the Staff Report are adequately resolved, the proposed development 
can meet all city requirements.   
 
 
Fruita Planning Commission:  (February 14, 2017) 
 
 
Fruita City Council:  (March 7, 2017) 
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I. Introduction/Site History 

A. Property Location 
The site is located along the north side of I-70 and east of Sooner Court in the City of Fruita, 
Colorado.  The site is within the Fruita Industrial Park and is near commercial and industrial 
property uses. 

By legal description, the property is described as:  
TR D Fruita Industrial Park F1 SEC 18 1N 2W, Ute Meridian, Mesa County, Colorado. This 
property is approximately 15.493 +/- acres 

B. Description of Property 
As stated above, the project is approximately 15.493 +/- acres in size.  The site is currently 
vacant property and is bounded on the west by Sooner Court, on the north is a Union Pacific 
railroad track adjacent to River Road and vacant land, to the south I-70, and to the east 
Little Salt Wash and vacant land.   
According to the USDA National Resource Conservation Service (NRCS), the soils across 
the site consist of Sagers silty clay loam (Bc), 0 to 2 percent slopes; Fruitland sandy clay 
loam (Rc), 0 to 2 percent slopes; and Oxyaquic Torrfluvents (Rs), 0 to 2 percent slopes. The 
hydrologic class of these soil group Type B.  

C. Purpose of General Project Report 
The purpose of this Project Narrative is to provide a general review and discussion of the 
Site, Zoning, and Planning of the subject site for Staff to properly determine the compatibility 
of the improvements in relation to the surrounding uses and classifications. 
The parcel is presently zoned Light Industrial, Research & Development by the City of 
Fruita.  Section 17.07.010.K of the City of Fruita Land Use Code states the purpose of the 
Industrial zone is as follows:  “The purpose of this zone district is to encourage non-polluting 
industrial and research and development activities designed to meet acceptable state and 
locally established standards for noise, dust, effluent (e.g., sewage pre-treatment), odor, and 
other impacts typically associated with industrial uses.” 

Surrounding Land Use/Zoning�

 

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

 North: Vacant property (LIRD Zoned)  
 South:  I-70 
 East:  Vacant property (LIRD Zoned) 
 West:  Vacant property (LIRD Zoned) 

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



                                                                                            
 

 

Project Narrative Report  Page 3 of 10   Fruita RV Resort                            

 
 North: City of Fruita LIRD  
 South: I-70 Corridor & City of Fruita Community Services & Recreation 
 East: City of Fruita LIRD 
 West: City of Fruita LIRD & Community Services & Recreation 

II.   Existing Drainage Conditions 

A. Major Basin Characteristics 
The majority of the site is located in the Little Salt Wash basin.  The existing drainage is 
comprised of sheet flow and shallow concentrated flow across the site towards the Little Salt 
Wash. 
According to FIRM PANEL 0436F of 1725 for the City of Fruita, the south part of this site is 
in flood zone AE. The floodway is in the channel of a stream and any adjacent floodplain 
areas must be kept free of encroachment so that the 1% annual chance flood is carried 
away and does not increase the flood heights. The remainder of the site is in Flood Zone X 
in an area of 0.2% annual chance of flood hazard from a 1% annual chance of flood. 

B. Site Characteristics 
The site slopes towards the Little Salt Wash, located to the southeast of the site.  The 
grades vary from 0.5% to 8%, to 2 to 1 slopes at the bank of the Little Salt Wash.  The 
minimum elevation on the site is 4468 and the maximum elevation is 4501. 

The site, in predevelopment conditions, is covered with native grasses, shrubs, and along 
the banks tamarisk.  The soils on site are classified as hydrologic group B.  Currently the 
runoff from the site drains to Little Salt Wash via overland flows and shallow concentrated 
flows.  

III. Proposed Drainage Conditions 

A. Design Criteria & Approach 
As expected in most developments, conversion and development of this property from bare 
ground to an RV Park will increase the stormwater runoff, both in peak rates and volumes. 
There is a small amount of detention proposed for the water quality capture volume (WQCV) 
and 10-year storm events.  The 100-year storm event will be direct discharge due to the 
proximity of the site to Little Salt Wash and ultimately to the Colorado River, south 
(downstream) of the I-70 bridge.  The proposed runoff is to be collected in area inlets or curb 
inlets in Greenway drive, routed through water quality ponds and then discharged off-site. 

IV. General Performance Standards 
Every development and change in land use in the City of Fruita must meet the General 
Performance Standards found in Section 17.07.070 of the Code. The review of the General 
Performance Standards in Section 17.07.70 is as follows: 
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A. Neighborhood Impact 

1. Is the project compatible with surrounding land uses? 
The current Fruita Industrial Park is bounded on the west by Sooner Court, vacant land 
and a commercial business, I-70 to the south and Railroad track to the north and vacant 
land to the east.  All surrounding areas are zoned Light Industrial uses. This 
development is compatible with the surrounding area. The project MEETS this element 
of consideration. 

2. Is the project’s scale, height & bulk of buildings consistent with that of the 
surrounding development? 
The City of Fruita’s Land Use Code Chapter 17.27 has specific Development Standards 
for development of Recreational Vehicle Parks and Campgrounds.  The majority of the 
guidelines and requirements of this Chapter 17.27 will be complied with. 
However, the following is a list of items that an exemption from the guidelines and 
requirements are being requested for:  
a) Section 17.27.050 A - Park Size:  An exemption to the maximum gross area of the 

park to be 10 acres is being requested.  The parcel size of the property is 15.493 
acres. 

b) Section 17.27.060 A – Interior Streets:  An exemption to the requirement to have all 
interior streets paved is being requested.  The proposal is to construct gravel access 
roadway that will support fire trucks, RV’s and other heavy vehicles in all weather 
conditions.  The roadways being gravel will reduce the “heat-sink” effect of the paved 
roadways in the RV Park and make the surrounding environment more natural. 

c) Section 17.27.100 C - Boundary Fencing:  An exemption for the requirement to 
install a 8’ high solid fence (wood, or concrete material) along the sides and rear of 
the property is being requested.  The east side of the property abuts Little Salt Wash 
and landscaping and trail connections are proposed to integrate the existing Trail 
System to the RV Park for aesthetics and functionality.  The south side of the 
property abuts I-70.  A landscape berm with trees and bushes is proposed instead of 
the fence to mitigate noise, and present a more attractive edge along the highway 
frontage.  The west side of the project abuts an undeveloped piece of LIRD zoned 
property and has an electrical power line easement along the edge.  Again, a heavily 
landscaped perimeter is proposed instead of the perimeter fence for this side of the 
site.   

d) Section 17.27.140 B – Hand Fire Extinguishers:  An exemption from the requirement 
to install hand fire extinguishers at the ratio of 1 per 8 RV spaces.  Conversations 
with Lower Valley Fire Department (LVFD) personnel have indicated that this is not a 
necessary requirement for protection.  Adequate hydrants and access for LVFD is 
preferred. 

e) Section 17.27.140 D – Fire Hydrant Spacing:  An exemption to the requirement that 
all rv spaces within the park be reached with 300 feet of hose is being requested.  
Conversations with Lower Valley Fire Department personnel have indicated that this 
is not necessary.  Standard hydrant spacing per the International Fire Code is 
sufficient for fire protection purposes.   

This proposal MEETS the majority of this General Performance Standard. 
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3. Does the project comply with City of Fruita historic preservation design standards 
if the building is on the state or national register of historic places? 
There are no existing buildings on this property, this criteria is NOT APPLICABLE since 
no historic buildings exist on the subject property. 

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

The subject property is not a multi-family development. So this criteria is NOT 
APPLICABLE.  The project MEETS the neighborhood Impact General Performance 
Standard. 

B. Transportation and Traffic 

1. Is the project consistent with the City of Fruita Street Standards? 
There is currently a paved access over the railroad tracks at Coulson Street with lights 
and barrier arms crossing the railroad.  Greenway Drive (a public Right-of-Way) is 
currently a gravel roadway adjacent to the project site.  The right-of-way will be 
developed to full City Standards. Also, Greenway Drive east of the site has an existing 
bridge that crosses the Little Salt Wash.   The internal drives within the site will not be 
public rights-of-way, but will instead be gravel surfaced capable of handling RV, Fire 
Truck and other heavy traffic in an all weather situation.   This project MEETS this 
element of consideration for public access to the site. 

2. Does the project have an adequate pedestrian bicycle network? 
Internal pedestrian bicycle circulation throughout the RV Resort with a connection to the 
Little Salt Wash bike trail will be provided. This application MEETS and exceeds this 
Performance Standard. 

3. Is the proposed road network and road standards consistent with the City of 
Fruita Road Classification map and the City of Fruita street standards? 
The streets are designed with standard streets and comply with the City of Fruita Street 
Standards.  This application MEETS this Performance Standard.  This proposal MEETS 
the Transportation and Traffic General Performance Standard. 

C. Wastewater 

1. Will the project connect to the City of Fruita Wastewater system? 
Yes.  The proposed development will be served by the existing sanitary sewer main 
running through the south end of the property.   This application MEETS this 
Performance Standard. 

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

D. Water 

1. Does the project have adequate fire flow as determined by the Lower Valley Fire 
Department? 
A “Water System Design Report” will be prepared by Vortex Engineering, Inc.  The 
project will connect to the existing 12” water main located in Greenway Drive and 
extended to serve the proposed development.   Another connection to Aspen Street will 
also be made beneath the Railroad tracks and Highway 6 & 50. The proposal CAN 
MEET this General Performance Standard. 

2. Does the project have sufficient domestic water to serve the proposed 
development? 
The project will connect to the existing 12” water main to be constructed in Greenway 
Drive to serve the proposed development.  The proposal CAN MEETS this General 
Performance Standard. 

3. If the water service requires over-sizing does the developer propose a recapture 
agreement or assessment district? 
This criterion is NOT APPLICABLE. The proposal MEETS the Water General 
Performance Standard. 

E. Drainage 

1. Does the project meet the City of Fruita Drainage standards as defined in the City 
of Fruita Design Standards for new construction? 
As expected in most developments, conversion and development of this property from 
bare ground to an RV Park will increase the stormwater runoff, both in peak rates and 
volumes. There is a small amount of detention proposed for the water quality capture 
volume (WQCV) and 10-year storm events.  The 100-year storm event will be direct 
discharge due to the proximity of the site to Little Salt Wash and ultimately to the 
Colorado River, south (downstream) of the I-70 bridge.  The proposed runoff is to be 
collected in area inlets or curb inlets in Greenway drive, routed through water quality 
ponds and then discharged off-site, this proposal CAN MEET this General Performance 
Standard. 

2. Does the project comply with the Grand Valley Drainage District standards if it is 
on or adjacent to their drainage systems? 
There is no known Grand Valley Drainage District (GVDD) facilities existing on this 
project.  The GVDD will be consulted in order to determine if any facilities exist and/or if 
any applicable improvements are required by GVDD.  With the approval of the Storm 
Water Management/Drainage Plan, this project CAN MEET this General Performance 
Standard.   The proposal MEETS the Drainage General Performance Standard.  
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F. Flood Hazard 

1. Does the project adequately address potential Federal Emergency Management 
Agency regulations and the Fruita flood hazard and meet the flood plain 
regulations? 
Portions of this site are within the flood plain of the Little Salt Wash.  Additional study will 
be completed to determine the actual flood elevation/location in this vicinity and 
mitigation measures will be provided.  Any building within the floodplain will require 
approval from the Floodplain administrator.  The proposal MEETS the Flood Hazard 
General Performance Standard. 

G. Irrigation 

1. Does the project provide adequate irrigation water for the proposal including 
shares of water, method of delivery to each lot and method of draining water from 
each lot? 
Irrigation water is currently not provided to the site.  A study needs be completed to 
determine the irrigation needs and sources but availability to service the site exists.  The 
proposal MEETS the Irrigation Water General Performance Standard. 

H. Fire Protection 

1. Does the project have adequate fire flow as determined by the Lower Valley Fire 
Dept. and does it meet the other requirements of the fire department with regard 
to access, cul-de-sac radius, etc.? 
A water system design report will be prepared to determine the adequacy of the existing 
fire flow.  The site will be designed to conform with LVFPD requirements. The proposal 
MEETS the Fire Protection General Performance Standard. 

I. Historic Preservation 

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

J. Noise, Dust and Odor 

1. Does the project comply with federal and state air emission standards? 
2. Does the project comply with state noise statutes? 
3. Does the project minimize disturbance of the natural ground cover, or 

replacement of natural ground cover with alternative ground cover or pavement? 
4. Have erosion and sedimentation controls been proposed during and after 

construction? 
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During construction, the development project will meet federal, state, county and city 
statutes for noise, dust and odor, all of which are addressed in the four (4) criteria listed. 
This proposal CAN MEET this Noise, Dust and Odor General Performance Standard. 

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

including existing trees, natural vegetation, hills, rock out-croppings, bluffs, 
stream & washes, river floodplains, wetlands, etc.? 
No natural features such as hills, rock out-cropping, or bluffs exist on this property.  The 
natural features of the Little Salt Wash will be preserved as much as possible. The intent 
of the applicant also proposes to landscape portions of the recently completed Little Salt 
Wash Trail area immediately adjacent to the project.  This proposal MEETS this General 
Performance Standard. 

V. Conclusion 
The Fruita RV Resort meets the majority of the applicable sections of the Fruita Land Use Code, 
and the goals and policies of the Fruita Community Plan 2020.  We respectfully request your 
approval of the Fruita RV Resort project.  We also, respectfully request that a 10% variation in 
the approved conditional use permit drawings be given to allow some flexibility in the design. 

VI. Limitations/Restrictions 

This report is a site-specific report and is applicable only for the client for whom our work was 
performed.  The review and use of this report by City of Fruita, affiliates, and review agencies is 
fully permitted and requires no other form of authorization.  Use of this report under other 
circumstances is not an appropriate application of this document.  This report is a product of 
Vortex Engineering, Inc. and is to be taken in its entirety.  Excerpts from this report may be 
taken out of context and may not convey the true intent of the report.  It is the owner’s and 
owner’s agent’s responsibility to read this report and become familiar with recommendations 
and findings contained herein.  Should any discrepancies be found, they must be reported to the 
preparing engineer within 5 days. 
The recommendations and findings outlined in this report are based on: 1) The site visit and 
discussion with the owner, 2) the site conditions disclosed at the specific time of the site 
investigation of reference, 3) various conversations with planners and utility companies, and 4) 
a general review of the zoning and transportation manuals.  Vortex Engineering, Inc. assumes 
no liability for the accuracy or completeness of information furnished by the client or 
municipality/agency personnel.  Site conditions are subject to external environmental effects 
and may change over time.  Use of this report under different site conditions is inappropriate.  If 
it becomes apparent that current site conditions vary from those reported, the design 
engineering should be contacted to develop any required report modifications.  Vortex 
Engineering, Inc. is not responsible and accepts no liability for any variation of assumed 
information. 
Vortex Engineering, Inc. represents this report has been prepared within the limits prescribed by 
the owner and in accordance with the current accepted practice of the civil engineering 
profession in the area.  No warranty or representation either expressed or implied is included or 
intended in this report or in any of our contracts. 
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PROJECT: Fruita RV Resort 
 
Petitioner: Janice Burtis (Developer) 
Engineer (Civil): Robert Jones, II Vortex Engineering, Inc. 
 
 
Reviewer: Sam Atkins 
 
Date: January 16, 2017 
 
REVIEW TYPE:    Minor Subdivision    Major Subdivision 
(Check One)     Lot line Adjustment    Final Plat 
  X  Site Design Review  X  Conditional Use Permit 
    Other:  PUD Guide Amendment 
  
 
REVIEW COMMENTS 
 

1. General:  This application is for a 15.49 acre RV Park in Fruita Industrial Park, Filing 1, located at 
1235 Greenway Drive.  There are 142 proposed units between the back-in sites, executive sites, 
premium sites, and the 14 park model cabins.  Additionally, a pool/playground and office/C-
Store/game room is being proposed.    
 

2.  Site Plan/Utility Plan: 
a. The City is currently having River City Consultants prepare a LOMR for the Greenway Drive 

bridge and Little Salt Wash Trail improvements.  Due to more accurate survey data than the 
original study, there may be impacts to the Base Flood Elevation adjacent to the RV Park.  
As the City moves further along in the process, we will inform the applicant of our findings.  
Regardless, the permanent structures' finished floor elevation shall be 1-foot above the 
Base Flood Elevation.  

b. In the Land Use Code, Section 17.27.020  Size  And  Density  of  Camping  Spaces  and  
Recreational Vehicle Spaces, B. Parking. Each camping or recreational vehicle space shall 
contain one (1) paved vehicle parking space with a minimum length of twenty (20) feet and 
a minimum width of nine (9) feet. For recreational vehicle camping spaces, an additional 
paved area with a minimum length of thirty-five (35) feet and a minimum width of 12 
(twelve) feet shall be provided.  The pad lengths are not dimensioned to determine if that is 
met.    

c. In the Land Use Code, Section 17.27.030 Streets and Parking, A. Interior Streets. All interior 
two-way streets shall be twenty-eight (28) feet minimum width and all interior one-way 
roads shall be twenty (20) feet minimum width. All streets shall be paved and shall be 
designed for the safe and convenient movement of vehicles, bicyclists and pedestrians. The 
2-way street does not appear to meet the minimum width requirement. Additionally the 
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internal streets must be paved and appear to not be proposed that way.   
d. Access immediately adjacent to the Greenway Drive bridge over Little Salt Wash may create 

a sight distance problem with the railing.  Applicant should demonstrate there is adequate 
sight distance. 

e. In the Land Use Code, Section 17.43.040 Minimum  Requirements  for  Local  Circulation  
Systems. 
A. Development  Access. 
Any  development  exceeding  two  hundred  fifty  (250)  average  daily  trips (ADT) or 
twenty-five (25) units shall have a minimum of two (2) fully platted ingress/egress points 
(dedicated  rights-of-way),  or  one  (1)  fully  platted  ingress/egress point plus a secondary 
access point for emergency vehicles.  Any development exceeding three hundred fifty (350) 
ADT or thirty-five (35) units shall have a minimum of two (2) fully platted ingress/egress 
points. Any development exceeding seven hundred fifty (750) ADT or seventy-five (75) units 
shall have a minimum of three (3) fully platted ingress/egress points. 
B. Phased Developments. 
For phased developments, secondary access shall be installed at or prior to the time at which 
the total number of units served by a single access exceeds twenty-five (25) units. 
CDOT is requiring Traffic Study which will develop the proposed  ADT for the access to S.H. 
6.    

f. This development will be required to pave Greenway Drive from the S.H. 6 to the west end 
of the proposed site.  As this was a condition of the original subdivision, a recapture 
agreement would be considered to offset the costs. 

g. Where is the source of the irrigation water? There are lines on the plan within the site, but 
the line does not seem to connect to anything offsite. 

h. The applicant should refer to State guidance for number of sanitary facilities 
(www.sos.state.co.us/CCR/GenerateRulePdf.do?ruleVersionId=410). 

 
3. Grading and Drainage Plan:  

a. The drainage for Greenway drive should not drain through the site as the Greenway Drive 
drainage infrastructure would be public and the drainage infrastructure inside the site 
would be private.  There also should not be drainage from another site (the RV Storage) 
draining to the Fruita RV Resort on the south side of Greenway.  The RV Storage should 
drain to a storm drain in Greenway Drive that would have a direct outfall to Little Salt Wash.  
The RV Storage would have its own water quality/detention facility. 

 
 

4. Drainage Report: 
The impact fee as calculated is an acceptable method.  However, it will need revision with the 
addition of paved surface for drive isles, etc. per comments above.Drainage Letter should be in 
letter format with name of firm preparing the letter, drainage calculations indicating pre/post 
runoffs for the 10-year/100-year events, capacity of receiving drainage infrastructure, and 
signed and sealed by a Professional Engineer.  If the pre-development and post-development 

http://www.sos.state.co.us/CCR/GenerateRulePdf.do?ruleVersionId=410
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runoffs are the same, then note the minimal changes in impervious surface and provide the 
developed runoff values.  Included in the letter should be a calculation for Drainage Impact Fee 
is calculated by the equation Fee=B(C100D-C100H)A0.7 where the fee factor B = $17,058, C100 is 
Rational Method composite runoff coefficient for developed and historic conditions, and A is 
the area in acres.  If the CD is less than or equal to the CH, then state so with backup calculation 
and state there would be no resulting Drainage Impact Fee. 

 
5. Impact Fees: 

17.19.090 Public Parks, Open Space, and Trails Dedication/Fee:  Not applicable to non-
residential development. 
17.19.100 School Land Dedication: Not applicable to non-residential development. 
17.19.130 Transportation Impact Fee:  The transportation impact fee for commercial uses shall 
be a base rate of $1,589 multiplied by the factors for each use per unit (usually per 1000 sf 
floor).  The Transportation Impact fee for a change in use shall be the results of developed 
impacts less the impacts for the pre-existing uses.  The Impact Fee Factor for RV Park is 0.5 and 
the unit is the number of RV spots.  Accessory buildings will be calculated as well per their 
factor(s).  
17.19.140 Chip and Seal Impact Fee: Not applicable when new public streets are not being 
constructed within the development.   
17.19.150 Drainage Impact Fee: Impact fee calculated as indicated in previous item (Drainage 
Letter). 
Use Tax: A use tax of 3% of the valuation of the building structure (addition) will be charged 
based on the IBC Code as shown on the Fruita Use Tax Table 
 
The above fee structure is based on the fees in effect through 2017.  Fee factors and rates may 
change in subsequent years.    
 
 
 

  
RECOMMENDATION:  The Public Works Department and Engineering Department recommend 
approval of this Site Plan/CUP upon satisfactory addressing the above comments. 



From: Henry Hemphill
To: Sam Atkins
Cc: Dahna Raugh
Subject: FW: Review Comments needed
Date: Friday, January 20, 2017 10:51:00 AM
Attachments: image001.png

fyi
 

From: Mark Barslund [mailto:markb@gjcity.org] 
Sent: Friday, January 20, 2017 10:36 AM
To: Henry Hemphill <hhemphill@fruita.org>; Mary Sparks <marysp@gjcity.org>
Subject: Re: Review Comments needed
 
Henry
Any disturbance of One acre or more will require a CDPHE and 521 Drainage Authority storm
water permit.
 
Mark L. Barslund
Development Inspector - City of Grand Junction
5-2-1 Drainage Authority Inspecto
250 N 5th St
Grand Junction, CO  81501
P- 970-256-4106
C- 970-201-1362
F- 970-256-4031
markb@gjcity.org

From: Henry Hemphill <hhemphill@fruita.org>
Sent: Friday, January 20, 2017 10:16:23 AM
To: Mary Sparks; Mark Barslund; scott.hendricks@xcelenergy.com; jdaugherty@utewater.org; Tim
Ryan; gvic@sprynet.com; ed@sandslawoffice.com; dustie@sandslawoffice. com
(dustie@sandslawoffice.com); arthur.valdez@charter.com; daniel.roussin@state.co.us; Sam Atkins;
Ken Haley; Judy Macy; Mark Angelo; Dick Pippenger
Subject: Review Comments needed
 
Just wanted to send this out again to see if anyone had any comments for this project. I only
received comments from Lower Valley Fire and Fruita Police.
 
http://www.fruita.org/cd/page/2016-27-fruita-rv-resort

2016-27 Fruita RV Resort | City of Fruita Colorado

www.fruita.org

mailto:hhemphill@fruita.org
mailto:satkins@fruita.org
mailto:draugh@fruita.org
mailto:markb@gjcity.org
mailto:hhemphill@fruita.org
mailto:scott.hendricks@xcelenergy.com
mailto:jdaugherty@utewater.org
mailto:gvic@sprynet.com
mailto:ed@sandslawoffice.com
mailto:dustie@sandslawoffice.com
mailto:arthur.valdez@charter.com
mailto:daniel.roussin@state.co.us
http://www.fruita.org/cd/page/2016-27-fruita-rv-resort
http://www.fruita.org/cd/page/2016-27-fruita-rv-resort
http://www.fruita.org/



This is a request for approval of a Conditional Use Permit (CUP) to develop an RV Park in an
Industrial Zone. The Fruita Land Use Code requires approval of a CUP to ...

 
 
Review Comments needed for the above Conditional Use Permit application. Please follow the link
above for project information and submit review comments back to me.
 
Thank you!
 
Henry HempHill     planning TecH.     ciTy of fruiTa     970-858-0786

 



LOWER VALLEY FIRE PROTECTION DISTRICT 
168 N. Mesa 

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

                                    
January 4, 2017 

 
 
 

City of Fruita  
Community Development Department 
325 East Aspen 
Fruita, CO 81521 
 
          
Application:  2016-27 Fruita RV Resort Land Development Application  
Owner Rep:  Vortex Engineering. 
Location:        1235 Greenway Drive (Greenway Business Park)   
Zone:              Limited Industrial and Research and Development 
 
 
 
After the DRT meeting today we noted that LVFD overlooked the request in the project 
narrative to eliminate the requirement for one fire extinguishers per every eight sites.   
Please add the following comments. 

  
The fire extinguisher requirement may be modified to delete the 1 per 8 site requirement 
provided fire extinguishers are mounted outside of each restroom building and the office 
building.    
 
This waiver does not eliminate the requirements for fire extinguishers required by 
NFPA58 for propane facilities or inside of the office building complex. 
 
 
Site identification per 5.1.7 and compliance with Chapter 6 Fire Safety of NFPA 1194.-
2014 Edition. Submit details on how these requirements will be met.          
        
 
 
 
 
 Richard Pippenger 
 Fire Marshal 

 
 
 



From: Roussin - CDOT, Daniel
To: Henry Hemphill
Cc: Dahna Raugh; Sam Atkins
Subject: Re: Review Comments needed
Date: Tuesday, January 24, 2017 3:33:52 PM
Attachments: image002.png

Henry - Thank you for the opportunity to review the Fruita RV Resort at 1235 Greenway
Drive.  Primary access is off Coulson Avenue and US 6.  There currently is an access permit
for Coulson (#308021 for 56 DHV).   I recommend the applicant to provide a traffic study to
show the impacts of RV park on to the state highway system.  Please have their traffic
engineer meet with us to go over a traffic study methodology.

If you have any questions, please let me know.

thanks

Dan Roussin
Permit Unit Manager
Traffic and Safety 

P 970.683.6284  |  F 970.683.6290
222 South 6th Street, Room 100, Grand Junction, CO 81501
daniel.roussin@state.co.us  | www.codot.gov/ |  www.cotrip.org

  

On Thu, Dec 15, 2016 at 1:38 PM, Henry Hemphill <hhemphill@fruita.org> wrote:

http://www.fruita.org/cd/page/2016-27-fruita-rv-resort

 

Review Comments needed for the above Conditional Use Permit application. Please follow
the link above for project information and submit review comments back to me.

 

Thank you!

 

Henry HempHill     planning TecH.     ciTy of fruiTa     970-858-0786

mailto:hhemphill@fruita.org
mailto:draugh@fruita.org
mailto:satkins@fruita.org
mailto:daniel.roussin@state.co.us
http://www.codot.gov/
http://www.cotrip.org/
http://www.facebook.com/coloradodot
http://twitter.com/#!/ColoradoDOT
http://www.youtube.com/cdotmedia
mailto:hhemphill@fruita.org
http://www.fruita.org/cd/page/2016-27-fruita-rv-resort
tel:(970)%20858-0786



From: Mark Angelo
To: Henry Hemphill
Cc: Dahna Raugh
Subject: RE: Review Comments needed
Date: Monday, January 23, 2017 8:39:09 AM
Attachments: image001.png

Henry,
Here are my recommendations:

1.       A traffic study to determine the impact of additional traffic, large Motor Homes, large RV’s
pulled behind trucks, on Hwy 6&50 at S. Coulson St.  There is very limited stacking available
north of the railroad tracks between the tracks and Hwy 6&50.  There is also limited stacking
for large vehicles/trucks with trailers on S. Coulson St. between Aspen Avenue and Hwy
6&50.  I believe a traffic study will show a need for:
a.       A right turn lane for eastbound traffic on Hwy 6&50 @ S. McCune Avenue.
b.      A left turn lane for westbound traffic on Hwy 6&50 @ S. McCune Avenue.
c.       And an additional public roadway/entrance to the RV Park from Hwy 6&50.

2.       A lighting plan for Greenway and for the RV Park.
Mark
 

From: Henry Hemphill 
Sent: Friday, January 20, 2017 10:16 AM
To: Mary Sparks (marysp@gjcity.org); Mark Barslund (markb@gjcity.org);
scott.hendricks@xcelenergy.com; jdaugherty@utewater.org; Tim Ryan; gvic@sprynet.com;
ed@sandslawoffice.com; dustie@sandslawoffice. com (dustie@sandslawoffice.com);
arthur.valdez@charter.com; daniel.roussin@state.co.us; Sam Atkins; Ken Haley; Judy Macy; Mark
Angelo; Dick Pippenger
Subject: Review Comments needed
 
Just wanted to send this out again to see if anyone had any comments for this project. I only
received comments from Lower Valley Fire and Fruita Police.
 
http://www.fruita.org/cd/page/2016-27-fruita-rv-resort
 
Review Comments needed for the above Conditional Use Permit application. Please follow the link
above for project information and submit review comments back to me.
 
Thank you!
 
Henry HempHill     planning TecH.     ciTy of fruiTa     970-858-0786

 

mailto:mangelo@fruita.org
mailto:hhemphill@fruita.org
mailto:draugh@fruita.org
http://www.fruita.org/cd/page/2016-27-fruita-rv-resort



From: Tim Ryan
To: Henry Hemphill
Subject: Re: Review Comments needed
Date: Tuesday, January 24, 2017 8:37:35 AM
Attachments: image001.png

GVDD has no comment on the plan.

Tim Ryan

Sent from my Verizon 4G LTE Smartphone
On Jan 20, 2017 10:16 AM, Henry Hemphill <hhemphill@fruita.org> wrote:
Just wanted to send this out again to see if anyone had any comments for this project. I only
received comments from Lower Valley Fire and Fruita Police.
 
http://www.fruita.org/cd/page/2016-27-fruita-rv-resort
 
Review Comments needed for the above Conditional Use Permit application. Please follow the link
above for project information and submit review comments back to me.
 
Thank you!
 
Henry HempHill     planning TecH.     ciTy of fruiTa     970-858-0786

 

mailto:hhemphill@fruita.org
http://www.fruita.org/cd/page/2016-27-fruita-rv-resort



From: Jim Daugherty
To: Henry Hemphill
Cc: Dave Priske
Subject: RE: Review Comments needed
Date: Friday, January 20, 2017 4:04:40 PM
Attachments: image001.png

Hi Henry:
 
The developer’s representative has been in contact with the District to work out the water main
design.
 
As further submittals are provided to the City of Fruita and upon notification they are available for
review; the District will review and further comment and/or approve the drawings.
 
Jim.
 

From: Henry Hemphill [mailto:hhemphill@fruita.org] 
Sent: Friday, January 20, 2017 10:16 AM
To: Mary Sparks (marysp@gjcity.org); Mark Barslund (markb@gjcity.org);
scott.hendricks@xcelenergy.com; Jim Daugherty; Tim Ryan; gvic@sprynet.com; ed@sandslawoffice.com;
dustie@sandslawoffice. com (dustie@sandslawoffice.com); arthur.valdez@charter.com;
daniel.roussin@state.co.us; Sam Atkins; Ken Haley; Judy Macy; Mark Angelo; Dick Pippenger
Subject: Review Comments needed
 
Just wanted to send this out again to see if anyone had any comments for this project. I only
received comments from Lower Valley Fire and Fruita Police.
 
http://www.fruita.org/cd/page/2016-27-fruita-rv-resort
 
Review Comments needed for the above Conditional Use Permit application. Please follow the link
above for project information and submit review comments back to me.
 
Thank you!
 
Henry HempHill     planning TecH.     ciTy of fruiTa     970-858-0786

 

mailto:hhemphill@fruita.org
mailto:dpriske@utewater.org
http://www.fruita.org/cd/page/2016-27-fruita-rv-resort
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Community Development Department 
Staff Report 

February 9, 2016 
 

Application #: 2016-29   
Project Name: Fruita RV Storage     
Application:  Site Design Review  
Property Owner: LSC Northwest Colorado, LLC 
Representative: Vortex Engineering, Inc.   
Location:  1232 Greenway Drive 
Zone:   Industrial 
Request: This is a request for Site Design Review approval for an 

indoor and outdoor recreational vehicle storage business.  
  
 
Project Description: 
 
This is a request to approve a Site Design Review application for an indoor and 
outdoor recreational vehicle (RV) storage business located the north side of 
Greenway Drive directly west of the Little Salt Wash.  The property contains 
approximately 7.6 acres, is zoned Industrial, and currently is vacant.   
 
The development is intended to create 288 indoor and outdoor stalls for storage 
of recreational vehicles (RVs).  One hundred and twenty stalls will be enclosed 
and provided with heating and electricity.  Eighty-seven stalls will be covered and 
91 stalls will be open surface parking.  One small office building (20’ x 20’) will be 
provided also.  There is no indication that this facility is intended to allow storage 
of anything other than recreational vehicles.   
 
Access is intended to be from two points along Greenway Drive with landscaping 
concentrated along the roadway.  The property is intended to be surrounded by a 
6-foot tall fence with three stands of barbed wire on top.     
 
Site Design Review applications typically are reviewed and approved by staff, but 
the applicants have requested vested rights.  All land development applications 
for which vested rights have been requested are required to be approved by the 
City Council through the public hearing process.   
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Surrounding Land Uses and Zoning: 
 
All surrounding land between Interstate 70 and the railroad tracks is zoned 
Industrial with the exception of a small residential property to the southeast 
zoned AFT (Agricultural Forestry Transitional) in the County.  Most of the land 
area is vacant.  Existing land uses include one gas and oil support services 
business to the west, one to the east, and a house near the southeast corner of 
the property on the other side of the Little Salt Wash.   
  

 
LOCATION AND ZONING MAP 
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2015 AERIAL PHOTOGRAPH 

 
 
 
 
 

Review of Applicable Land Use Code Requirements: 
 
There are no specific approval criteria that must be considered for Site Design 
Review applications but all city requirements must be met.  The following is a 
review of some of the concerns regarding this development. 
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The purpose of the Industrial zone is to encourage non-polluting industrial and 
research and development activities designed to meet acceptable state and 
locally established standards of noise, dust, effluent, odor and other impacts 
typically associated with industrial uses.  Most land surrounding the subject 
property south of the railroad tracts is vacant and zoned industrial and the 
proposed RV storage business is compatible with uses permitted in the industrial 
zone.   
 
Table 17.07.070.F of the Land Use Code identifies indoor and outdoor storage of 
vehicles as a permitted use in the Industrial zone.  Table 17.07.060.I of the Code 
identifies the building setback, height, and lot coverage requirements.  The 
proposed development meets these requirements because all buildings are 
setback at least 20 feet from all property lines, no building is taller than 35 feet, 
and lot coverage does not exceed 80%.   
 
The 6-foot tall security fence with three stands of barbed wire on top meets the 
fencing standards of the Code.  The barbed wire is not closer than 10 feet to the 
public right-of-way as required.   
 
Ten percent of the site is landscaped with almost all the landscaping in the front 
half of the development, including trees, as required by the Code.  Irrigation 
water must be used where it is physically and legally available.   
 
For safety and security purposes, outdoor lighting should be provided as pointed 
out in the review comments from Fruita Police Chief, Judy Macy.  A lighting plan 
must be submitted showing the areas to be lit at night.  The lighting plan must 
meet the requirements of the Code by including only full cut off fixtures and the 
total lumen output must not exceed the total lumen output as identified in Section 
17.07.070.R of the Code.    
 
All storage areas, driving aisles and parking spaces are intended to be paved.  
For stormwater drainage, a water detention area for water quality control is 
required as pointed out in review comments from the city engineer.   
 
Access is from two points on Greenway Drive.  As per the Fruita Greenway 
Business Park Plan, Greenway Drive is intended to be a major collector road 
through this industrial area with major access points into the area coming from 17 
Road (Coulson Street), 16 Road and 15 Road.  However, Greenway Drive does 
not yet connect between these roads and the subject property is located at the 
end of Greenway Drive as accessed from Coulson Street, basically a long dead-
end road.  For developments with expected traffic exceeding 250 average daily 
trips (ADT), Section 17.43.040 of the Code requires at least one fully platted 
access and a secondary emergency access.   
 
A traffic impact study is required to identify what impacts are to be expected at 
the intersection of Greenway Drive and Highway 6 & 50 and what improvement 
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may be necessary to avoid traffic problems.  The traffic impact study will help 
determine ADTs for this development.   
 
Greenway Drive is classified as a major collector roadway but it is unpaved and 
has minimal gravel improvements.  This lack of infrastructure will not support the 
traffic expected to be generated by the proposed RV storage business.  To 
adequately support the proposed development, Greenway Drive must be 
constructed as a major collector roadway to connect to Highway 6 & 50 to the 
east.        
 
Because these public improvements are necessary to support this development, 
a development improvements agreement (DIA) is necessary.  The DIA 
guarantees that the required public improvements will be constructed and the 
DIA should include only the public improvements to be constructed, not the 
private improvements on the subject property.  The office building will be 
provided with sewer, water and electricity.  Some of these utilities must be 
extended to the site and also will need to be included in the DIA.  No service 
provider reviewer expressed a significant concern regarding this application.   
 
The applicants have indicated that no street construction or utility extensions will 
be necessary because the Fruita RV Resort business proposed on property 
directly to the south is expected to construct infrastructure that also can be used 
by this RV storage business.  However, there is no guarantee that the Fruita RV 
Resort business will be approved or that the infrastructure will be constructed.  
The applicants should develop a DIA that applies to both developments (both 
developments are under the same ownership and with the same developer and 
same representative) to ensure that the necessary infrastructure will be 
constructed before the RV storage business becomes operational.   
 
There is a recapture agreement that affects the subject property.  A recapture 
agreement allows a developer to recapture some of the infrastructure 
construction costs when the developer extends public infrastructure, such as 
sewer lines and streets, which are expected to serve other nearby developments 
in the future.  If a new development uses the infrastructure constructed for a 
previous development with a recapture agreement, the new development must 
pay back a portion of the infrastructure construction cost.    
 
The recapture agreement in place for sewer line construction that affects the 
subject property was approved by City Council Resolution 2008-48.  The 
additional fee is $11.62 for each EQR (equivalent residential unit).  The 
developer of this RV storage business can request a recapture agreement for the 
infrastructure that is necessary to serve the RV storage business.    
 
There are impact fees that affect this development - a Transportation Impact Fee 
(TIF), a Drainage Impact Fee (DIF), and potentially a Chip/Seal Impact Fee.  The 
TIF will be calculated once the required traffic impact study has been completed 
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and the DIF will be calculated with the final Drainage Report.    The Chip/Seal 
Impact Fee is based on the square footage of new asphalt for new public 
roadway required to be constructed. 
 
If all review comments and issues identified in this Staff Report are adequately 
resolved, this proposed development can meet all city requirements.    
 
 
Review Comments: 
 
All review comments received are included with this Staff Report.  All review 
comments must be adequately resolved.   
 
 
Public Comments: 
 
No written public comments have been received regarding this application.   
 
 
Staff Recommendation: 
 
Staff recommends approval of the Site Design Review application for Fruita RV 
Storage with the condition that all review comments and issues identified in the 
Staff Report must be adequately resolved.  If all review comments and issues 
identified in the Staff Report are adequately resolved, this development can meet 
all city requirements.   
 
 
Fruita Planning Commission:  (February 14, 2017) 
 
 
Fruita City Council:  (March 7, 2017) 
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I. Introduction/Site History 

A. Property Location 
The site is located along the north side of I-70 and east of Sooner Court in the City of Fruita, 
Colorado.  The site is within the Fruita Industrial Park and is near commercial and industrial 
property uses. 

By legal description, the property is described as:  
TR E Fruita Industrial Park F1 SEC 18 1N 2W, Ute Meridian, Mesa County, Colorado. This 
property is approximately 7.61 +/- acres 

B. Description of Property 
As stated above, the project is approximately 7.61 +/- acres in size.  The site is currently 
vacant property and is bounded on the west by Sooner Court, on the north is a Union Pacific 
railroad track adjacent to River Road and vacant land, to the south I-70, and to the east 
Little Salt Wash and vacant land.   
According to the USDA National Resource Conservation Service (NRCS), the soils across 
the site consist of Sagers silty clay loam (Bc), 0 to 2 percent slopes; Fruitland sandy clay 
loam (Rc), 0 to 2 percent slopes; and Oxyaquic Torrfluvents (Rs), 0 to 2 percent slopes. The 
hydrologic class of these soil group Type B.  

C. Purpose of General Project Report 
The purpose of this Project Narrative is to provide a general review and discussion of the 
Site, Zoning, and Planning of the subject site for Staff to properly determine the compatibility 
of the improvements in relation to the surrounding uses and classifications. 
The parcel is presently zoned Light Industrial, Research & Development by the City of 
Fruita.  Section 17.07.010.K of the City of Fruita Land Use Code states the purpose of the 
Industrial zone is as follows:  “The purpose of this zone district is to encourage non-polluting 
industrial and research and development activities designed to meet acceptable state and 
locally established standards for noise, dust, effluent (e.g., sewage pre-treatment), odor, and 
other impacts typically associated with industrial uses.” 

Surrounding Land Use/Zoning�

 

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

 North: Vacant property (LIRD Zoned)  
 South:  Tract “D” Fruita Industrial Park (LIRD Zoned) 
 East:  Vacant property (LIRD Zoned) 
 West:  Vacant property (LIRD Zoned) 

ZONING - The subject property is currently zoned by the City of Fruita as Light Industrial, 
Research and Development (LIRD). Within a ½ mile radius of the subject 
property, properties are zoned by the City of Fruita as: 
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 North: City of Fruita LIRD  
 South: I-70 Corridor & City of Fruita Community Services & Recreation 
 East: City of Fruita LIRD 
 West: City of Fruita LIRD & Community Services & Recreation 

II.   Existing Drainage Conditions 

A. Major Basin Characteristics 
The majority of the site is located in the Little Salt Wash basin.  The existing drainage is 
comprised of sheet flow and shallow concentrated flow across the site towards the Little Salt 
Wash. 
According to FIRM PANEL 0436F of 1725 for the City of Fruita, the southwest corner of the 
site is located in Zone X. None of the property is in Zone AE or the floodway of Little Salt 
Wash.  Flood Zone X is defined as an area of 0.2% annual chance of flood hazard from a 
1% annual chance of flood. 

B. Site Characteristics 
The site slopes from the north property line toward Greenway Dr.  to the south.  More 
specifically, from the Northeast corner of the property to the Southwest corner. Runoff from 
the site eventually drains to Little Salt Wash, located to the southeast of the site.  The 
grades vary from 0.5% to 2% across the property. The minimum elevation on the site is 
4483 and the maximum elevation is 4489. 

The site, in predevelopment conditions, is covered with native grasses, shrubs, and along 
the banks some tamarisk.  The soils on site are classified as hydrologic group B.  Currently 
the runoff from the site drains to Little Salt Wash via overland flows and shallow 
concentrated flows.  

III. Proposed Drainage Conditions 

A. Design Criteria & Approach 
As expected in most developments, conversion and development of this property from bare 
ground to an RV Storage Facility will increase the stormwater runoff, both in peak rates and 
volumes. The drainage scheme is to route the runoff from the Storage facility into the storm 
drainage system for the RV Resort to the south.  There is a small amount of detention 
proposed for the water quality capture volume (WQCV) and 10-year storm events within the 
detention pond on the RV Resort property.  The 100-year storm event will be direct 
discharge due to the proximity of the site to Little Salt Wash and ultimately to the Colorado 
River, south (downstream) of the I-70 bridge.  The proposed runoff is to be collected in area 
inlets or curb inlets in Greenway drive, routed through water quality ponds and then 
discharged off-site. 

IV. General Performance Standards 
Every development and change in land use in the City of Fruita must meet the General 
Performance Standards found in Section 17.07.070 of the Code. The review of the General 
Performance Standards in Section 17.07.70 is as follows: 
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A. Neighborhood Impact 

1. Is the project compatible with surrounding land uses? 
The current Fruita Industrial Park is bounded on the west by Sooner Court, vacant land 
and a commercial business, I-70 to the south and Railroad tracks to the north and 
vacant land to the east.  All surrounding areas are zoned Light Industrial uses. This 
development is compatible with the surrounding area. The project MEETS this element 
of consideration. 

2. Is the project’s scale, height & bulk of buildings consistent with that of the 
surrounding development? 
The City of Fruita’s Land Use Code has specific Development Standards for 
development of a project in a LIRD zoned district. Recreational Vehicle Storage is an 
acceptable use.  The 7.61 acre site will contain approximately 288 RV storage stalls.  
The stalls will vary from large enclosed spaces within buildings, to roof covered stalls, to 
stalls that are completely open to the elements.  The totally enclosed stalls (approx. 
15’x45’ ea.) will be grouped into long rectangular shaped buildings with access along the 
sides.  These stalls will be equipped with electricity and heat to accommodate large RV 
units.   Slightly smaller stalls (12’x35-45’ ea.) will be covered with open-air roofs only.  
The remaining stalls (12’x24’) are to be totally open-air with no protective structures. At 
some point in the future, market conditions may dictate that the covered open-air 
structures be converted to totally enclosed spaces.  The design of the structures will be 
such that interior separation walls, and overhead doors can be added to enclose the 
buildings. All of the setback and building height requirements will be adhered to.  The 
height of the enclosed storage buildings and associated office will be less than 35 feet. 
This proposal MEETS this General Performance Standard. 

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

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

The subject property is not a multi-family development. So this criterion is NOT 
APPLICABLE.  The project MEETS the neighborhood Impact General Performance 
Standard. 

B. Transportation and Traffic 

1. Is the project consistent with the City of Fruita Street Standards? 
There is currently a paved access over the railroad tracks at Coulson Street with lights 
and barrier arms crossing the railroad.  Greenway Drive (a public Right-of-Way) is 
currently a gravel roadway adjacent to the project site.  The right-of-way will be 
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developed to full City Standards with the current RV Resort project currently under 
review by the City. Also, Greenway Drive east of the site has an existing bridge that 
crosses the Little Salt Wash.   The internal drives within the site will not be public rights-
of-way, but will be a paved surfaced capable of handling RV, Fire Truck and other heavy 
traffic in an all weather situation.   This project MEETS this element of consideration for 
public access to the site. 

2. Does the project have an adequate pedestrian bicycle network? 
There is no internal pedestrian circulation for this project.  However, there is an existing 
pedestrian bicycle circulation trail located in Little Salt Wash adjacent to this property to 
the east. This application MEETS this Performance Standard. 

3. Is the proposed road network and road standards consistent with the City of 
Fruita Road Classification map and the City of Fruita street standards? 
The existing street network will be utilized to access the site.  The streets have been 
designed with standards that comply with the City of Fruita Street requirements.  This 
proposal MEETS the Transportation and Traffic General Performance Standard. 

C. Wastewater 

1. Will the project connect to the City of Fruita Wastewater system? 
Yes.  The proposed development (office building) will be served by the existing sanitary 
sewer main running through the RV Resort project directly south of this site.  This 
application MEETS this Performance Standard. 

2. If the sewer connection involves over-sizing does the developer propose a 
recapture agreement or an assessment district? 
This criterion is NOT APPLICABLE 

3. Will the project discharge other than domestic wastewater? 
No other type of sanitary sewer discharge, other than domestic wastewater from an 
small office facility, is proposed to occur.  The proposal MEETS the Wastewater General 
Performance Standard. 

D. Water 

1. Does the project have adequate fire flow as determined by the Lower Valley Fire 
Department? 
A Preliminary review of the project has been made by the Lower Valley Fire Department, 
and found to have adequate fire protection.  The existing office building and enclosed 
storage buildings will be sprinkled, and fire hydrants located along Greeway Dr. will 
provide hydrant coverage to the site.  The project will connect to the existing 12” water 
main located in Greenway Drive and extended domestic water service to the office. The 
proposal MEETS this General Performance Standard. 

2. Does the project have sufficient domestic water to serve the proposed 
development? 
The project will connect to the existing 12” water main to be constructed in Greenway 
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Drive to serve the proposed development.  The proposal MEETS this General 
Performance Standard. 

3. If the water service requires over-sizing does the developer propose a recapture 
agreement or assessment district? 
This criterion is NOT APPLICABLE. The proposal MEETS the Water General 
Performance Standard. 

E. Drainage 

1. Does the project meet the City of Fruita Drainage standards as defined in the City 
of Fruita Design Standards for new construction? 
As expected in most developments, conversion and development of this property from 
bare ground to an RV Storage facility will increase the stormwater runoff, both in peak 
rates and volumes. There is a small amount of detention proposed for the water quality 
capture volume (WQCV) and 10-year storm events in the detention pond located on the 
RV Resort property.  The 100-year storm event will be direct discharge due to the 
proximity of the site to Little Salt Wash and ultimately to the Colorado River, south 
(downstream) of the I-70 bridge.  The proposed runoff is to be collected in area inlets or 
curb inlets in Greenway drive, routed through water quality ponds and then discharged 
off-site, this proposal CAN MEET this General Performance Standard. 

2. Does the project comply with the Grand Valley Drainage District standards if it is 
on or adjacent to their drainage systems? 
There are no known Grand Valley Drainage District (GVDD) facilities existing on this 
project.  The GVDD will be consulted in order to determine if any facilities exist and/or if 
any applicable improvements are required by GVDD.  With the approval of the Storm 
Water Management/Drainage Plan, this project CAN MEET this General Performance 
Standard.   The proposal MEETS the Drainage General Performance Standard.  

F. Flood Hazard 

1. Does the project adequately address potential Federal Emergency Management 
Agency regulations and the Fruita flood hazard and meet the flood plain 
regulations? 
There is an existing floodplain designation to the south of the property  Additional study 
will be completed to determine the actual flood elevation/location in the vicinity of this 
project to see if there are any mitigation measures needed.  Any building within a 
designated floodplain will require approval from the Floodplain administrator.  At this 
time, none is anticipated.  The proposal MEETS the Flood Hazard General Performance 
Standard. 

G. Irrigation 

1. Does the project provide adequate irrigation water for the proposal including 
shares of water, method of delivery to each lot and method of draining water from 
each lot? 
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Irrigation water is currently not provided to the site.  A study needs be completed to 
determine the irrigation needs and sources but availability to service the site exists.  The 
proposal MEETS the Irrigation Water General Performance Standard. 

H. Fire Protection 

1. Does the project have adequate fire flow as determined by the Lower Valley Fire 
Dept. and does it meet the other requirements of the fire department with regard 
to access, cul-de-sac radius, etc.? 
As mentioned above, a preliminary review by Lower Valley Fire Dept. was conducted 
with no adverse findings.  Wide circulation corridors and turning radiuses are provided 
for site circulation for the fire trucks. A water system design report will be prepared to 
determine the adequacy of the existing fire flows to provide the necessary volume of 
water in this Industrial Park area.  The site will be designed to conform to LVFPD 
requirements. The proposal MEETS the Fire Protection General Performance Standard. 

I. Historic Preservation 

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

J. Noise, Dust and Odor 

1. Does the project comply with federal and state air emission standards? 
2. Does the project comply with state noise statutes? 
3. Does the project minimize disturbance of the natural ground cover, or 

replacement of natural ground cover with alternative ground cover or pavement? 
4. Have erosion and sedimentation controls been proposed during and after 

construction? 

During construction, the development project will meet federal, state, county and city 
statutes for noise, dust and odor, all of which are addressed in the four (4) criteria listed. 
This proposal CAN MEET this Noise, Dust and Odor General Performance Standard. 

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

including existing trees, natural vegetation, hills, rock out-croppings, bluffs, 
stream & washes, river floodplains, wetlands, etc.? 
No natural features such as hills, rock out-cropping, or bluffs exist on this property.  The 
natural features of the Little Salt Wash will be preserved. This proposal MEETS this 
General Performance Standard. 
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V. Conclusion 
The Fruita RV Storage project meets the applicable sections of the Fruita Land Use Code, and 
the goals and policies of the Fruita Community Plan 2020.  We respectfully request your 
approval of the Fruita RV Storage project.   

Limitations/Restrictions 

This report is a site-specific report and is applicable only for the client for whom our work was 
performed.  The review and use of this report by City of Fruita, affiliates, and review agencies is 
fully permitted and requires no other form of authorization.  Use of this report under other 
circumstances is not an appropriate application of this document.  This report is a product of 
Vortex Engineering, Inc. and is to be taken in its entirety.  Excerpts from this report may be 
taken out of context and may not convey the true intent of the report.  It is the owner’s and 
owner’s agent’s responsibility to read this report and become familiar with recommendations 
and findings contained herein.  Should any discrepancies be found, they must be reported to the 
preparing engineer within 5 days. 
The recommendations and findings outlined in this report are based on: 1) The site visit and 
discussion with the owner, 2) the site conditions disclosed at the specific time of the site 
investigation of reference, 3) various conversations with planners and utility companies, and 4) 
a general review of the zoning and transportation manuals.  Vortex Engineering, Inc. assumes 
no liability for the accuracy or completeness of information furnished by the client or 
municipality/agency personnel.  Site conditions are subject to external environmental effects 
and may change over time.  Use of this report under different site conditions is inappropriate.  If 
it becomes apparent that current site conditions vary from those reported, the design 
engineering should be contacted to develop any required report modifications.  Vortex 
Engineering, Inc. is not responsible and accepts no liability for any variation of assumed 
information. 
Vortex Engineering, Inc. represents this report has been prepared within the limits prescribed by 
the owner and in accordance with the current accepted practice of the civil engineering 
profession in the area.  No warranty or representation either expressed or implied is included or 
intended in this report or in any of our contracts. 
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PROJECT: Fruita RV Storage 
 
Petitioner: Janice Burtis (Developer) 
Engineer (Civil): Robert Jones, II Vortex Engineering, Inc. 
 
 
Reviewer: Sam Atkins 
 
Date: January 26, 2017 
 
REVIEW TYPE:    Minor Subdivision    Major Subdivision 
(Check One)     Lot line Adjustment    Final Plat 
  X  Site Design Review    Conditional Use Permit 
    Other:  PUD Guide Amendment 
  
 
REVIEW COMMENTS 
 

1. General:  This application is for a 7.61 acre RV Storage Facilty in Fruita Industrial Park, Filing 1, 
located at 1232 Greenway Drive.  There are various enclosed, covered, and open-air sites being 
proposed.  Additionally, a small office is being proposed.    
 

2.  Site Plan/Utility Plan: 
a. The City is currently having River City Consultants prepare a LOMR for the Greenway Drive 

bridge and Little Salt Wash Trail improvements.  Due to more accurate survey data than the 
original study, there may be impacts to the Base Flood Elevation adjacent to the RV Park.  
As the City moves further along in the process, we will inform the applicant of our findings.  
Regardless, the permanent structures' finished floor elevation shall be 1-foot above the 
Base Flood Elevation.  

b. Access immediately adjacent to the Greenway Drive bridge over Little Salt Wash may create 
a sight distance problem with the railing.  Applicant should demonstrate there is adequate 
sight distance. 

c. In the Land Use Code, Section 17.43.040 Minimum  Requirements  for  Local  Circulation  
Systems. 
A. Development  Access. 
Any  development  exceeding  two  hundred  fifty  (250)  average  daily  trips (ADT) or 
twenty-five (25) units shall have a minimum of two (2) fully platted ingress/egress points 
(dedicated  rights-of-way),  or  one  (1)  fully  platted  ingress/egress point plus a secondary 
access point for emergency vehicles.  Any development exceeding three hundred fifty (350) 
ADT or thirty-five (35) units shall have a minimum of two (2) fully platted ingress/egress 
points. Any development exceeding seven hundred fifty (750) ADT or seventy-five (75) units 
shall have a minimum of three (3) fully platted ingress/egress points. 
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B. Phased Developments. 
For phased developments, secondary access shall be installed at or prior to the time at which 
the total number of units served by a single access exceeds twenty-five (25) units. 
Given this is a project CDOT is requiring Traffic Study which will develop the proposed  ADT 
for the access to S.H. 6.    

d. This development will be required to pave Greenway Drive from the S.H. 6 to the west end 
of the proposed site.  As this was a condition of the original subdivision, a recapture 
agreement would be considered to offset the costs. 

e. Where is the source of the irrigation water? There are lines on the plan within the site, but 
the line does not seem to connect to anything offsite. 

f. Applicant should refer to State guidance for number of sanitary facilities 
(www.sos.state.co.us/CCR/GenerateRulePdf.do?ruleVersionId=410).   

 
3. Grading and Drainage Plan:  

a. The drainage for Greenway drive should not drain through the site as the Greenway Drive 
drainage infrastructure would be public and the drainage infrastructure inside the site 
would be private.  There also should not be drainage from another site (the RV Storage) 
draining to the Fruita RV Resort on the south side of Greenway.  The RV Storage should 
drain to a storm drain in Greenway Drive that would have a direct outfall to Little Salt Wash.  
The RV Storage would have its own water quality/detention facility. 

 
 

4. Drainage Report: 
The impact fee as calculated is an acceptable method.  However, it will need revision with the 
addition of paved surface for drive isles, etc. per comments above.  Drainage Letter should be in 
letter format with name of firm preparing the letter, drainage calculations indicating pre/post 
runoffs for the 10-year/100-year events, capacity of receiving drainage infrastructure, and 
signed and sealed by a Professional Engineer.  If the pre-development and post-development 
runoffs are the same, then note the minimal changes in impervious surface and provide the 
developed runoff values.  Included in the letter should be a calculation for Drainage Impact Fee 
is calculated by the equation Fee=B(C100D-C100H)A0.7 where the fee factor B = $17,058, C100 is 
Rational Method composite runoff coefficient for developed and historic conditions, and A is 
the area in acres.  If the CD is less than or equal to the CH, then state so with backup calculation 
and state there would be no resulting Drainage Impact Fee. 

 
5. Impact Fees: 

17.19.090 Public Parks, Open Space, and Trails Dedication/Fee:  Not applicable to non-
residential development. 
17.19.100 School Land Dedication: Not applicable to non-residential development. 
17.19.130 Transportation Impact Fee:  The transportation impact fee for commercial uses shall 
be a base rate of $1,589 multiplied by the factors for each use per unit (usually per 1000 sf 
floor).  The Transportation Impact fee for a change in use shall be the results of developed 

http://www.sos.state.co.us/CCR/GenerateRulePdf.do?ruleVersionId=410
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impacts less the impacts for the pre-existing uses.  The Impact Fee Factor for RV Park is 0.5 and 
the unit is the number of RV spots.  Accessory buildings will be calculated as well per their 
factor(s).  
17.19.140 Chip and Seal Impact Fee: Not applicable when new public streets are not being 
constructed internal to the subdivision. 
17.19.150 Drainage Impact Fee: Impact fee calculated as indicated in previous item (Drainage 
Letter). 
Use Tax: A use tax of 3% of the valuation of the building structure (addition) will be charged 
based on the IBC Code as shown on the Fruita Use Tax Table 
 
The above fee structure is based on the fees in effect through 2017.  Fee factors and rates may 
change in subsequent years.    
 
 
 

  
RECOMMENDATION:  The Public Works Department and Engineering Department recommend 
approval of this Site Plan/CUP upon satisfactory addressing the above comments. 



From: Judy Macy
To: Dahna Raugh
Subject: Greenway Drive RV Storage
Date: Thursday, January 5, 2017 2:10:55 PM

Dahna,
 
RV storage lots have the potential for criminal trespass and burglary complaints.  Therefore, I would
recommend there be some lighting installed on the lot in order for officers to enter and clear the
area at night without having to work in total darkness.
 
Thank you,
 
Judy Macy
Chief of Police|City of Fruita
157 S. Mesa St.
Fruita, Co.  81521
970.858.3008
 

mailto:jmacy@fruita.org
mailto:draugh@fruita.org


LOWER VALLEY FIRE PROTECTION DISTRICT 
168 N. Mesa 

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

                                    
January 11 2017 

 
 
 

City of Fruita  
Community Development Department 
325 East Aspen 
Fruita, CO 81521 
 
          
Application:  2016-27 Fruita RV Storage  
Owner Rep:  Vortex Engineering. 
Location:      1232 Greenway Drive (Greenway Business Park)   
Zone:           Limited Industrial and Research and Development 
 
 
 

 
Fire hydrant locations will be determined in conjunction with Ute Water. Tentative 
locations will be one by each entrance.  
 
A Knox key switch pedestal shall be provided for each entrance gate. 
 
On sheet C-4 add a note or other use a method that identifies the material storage area, 
portable toilets, fueling /maintenance area, etc. is temporary during the construction 
phase. 
 
Show heated dry valve rooms for sprinkler systems. Locate the valve room(s) near the 
entrance gates.      
 
 
 
 
 Richard Pippenger 
 Fire Marshal 

 
 
 
 



 
Total 
2011

RES 
2011

Total 
2012

RES 
2012

Total 
2013

RES 
2013

Total 
2014

RES 
2014

Total 
2015

RES 
2015

Total 
2016

RES 
2016

Total
2017

RES 
2017

RES 
AVER

Jan 16 2 20 7 25 9 26 5 24 6 20 1 24 4 5
Feb 17 7 22 5 18 5 16 5 15 2 28 5 5
Mar 41 13 43 7 27 4 26 2 24 2 41 5 6
Apr 29 3 39 5 40 9 34 4 28 3 39 11 6
May 28 3 50 3 45 4 29 5 31 1 62 11 5
Jun 30 0 36 8 36 4 33 3 29 2 39 4 4
Jul 21 3 42 7 31 5 36 3 29 4 41 6 5
Aug 16 3 35 5 49 11 21 6 16 3 26 2 5
Sep 22 5 29 2 38 5 28 9 17 3 39 7 5
Oct 35 6 35 7 40 8 31 3 33 3 28 2 5
Nov 22 1 20 2 20 3 22 3 32 3 30 3 3
Dec 17 0 17 3 22 2 20 5 22 3 12 2 3

294 46 388 61 391 69 322 53 300 35 405 59 24 4 47
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Break Down of other Development Permits Issued 2017

Fence Com

 
Rem
odel

Res 
Remodel

 
Upgra

de Roof
ge/C
arpo Addtn Sign Shed Demo Mobile

Porch/ 
Patio Misc. Total

Jan 4 0 2 1 4 1 0 0 2 0 0 0 1 9 24
Feb 0
Mar 0
April 0
May 0
June 0
July 0
Aug 0
Sept 0
Oct 0
Nov 0
Dec 0
YTD 4 0 2 1 4 1 0 0 2 0 0 0 6 9 24

Break Down of New Code Enforcement Issues 2017

Weeds Trash

Junk 
Vehic

les Permits
Busin

ess
Sno
w

Obst
ructi
ons Trailer Signs Tires Trees Other Total

Jan 0 1 0 0 1 2 0 0 0 0 0 2 6
Feb 0
Mar 0
April 0
May 0
June 0
July 0
Aug 0
Sept 0
Oct 0
Nov 0
Dec 0
YTD 0 1 0 0 1 2 0 0 0 0 0 2 6
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