General Project Report
0 B6 B UIATBEE PNAZA on NORTH AVENUE

MAJOR SITE PLAN
July, 2010

LOCATION-Theo B6 Bui | idsitugedon thessouth one half of Lot 6, Plaza on North Avenue
subdivision consisting of 0.45 acres commonly located northeast of North Avenue and 28 3/4
Road in the City of Grand Junction in Mesa County, Colorado. The site is also located in part of the
SE ¥ SE ¥ of Section 7, Township 1 South, Range 1 East of the Ute Meridian. The Mesa County
Assessords tax p2043-@74-68-1006hThe latittede and longitude of the approximate
center of the pr @poerN.y, 14068 A3VE3AL 60 4 &

LOCATION MAP

Patterson Rd.

Orchard Av.

North Ave

GENERAL 6 The Plaza on North Avenue development has undergone several previous public review
and administrative processes. This Major Site Plan review is for the first building of four buildings
and a future pad site planned within the project. Prior development review activities that have
occurred are shown on the following table:

ACTIVITY DATE ACCEPTED
Neighborhood Meeting March, 2006
Growth Plan Amendment May, 2006
Rezone Application June, 2006
Redevelopment Request for 28 ¥ Road Funding July, 2007
Pear Street Right-of-Way Vacation November, 2007
Final Plat June, 2008
Major Site Plan Review for The Plaza on North Avenue July, 2008
Major Site Plan Review for Hooters Restaurant May, 2009
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EXISTING LAND USE & The site under consideration is rectangular in shape; 220 feet in length
north/south, and 90 feet at its widest east/west point. The existing land use is vacant and fallow.
The topography of the site is flat. Slopes on the property average one percent from the northeast
towards the southwest. A vertical distance of less than one foot exists between the highest point
and the lowest point on the property. The mean elevation is: 4636 feet above sea level. An
Existing Land Use Map depicting the relationship of the land use in relationship to the property
boundary and adjacent properties together with the intensity of ground cover can be found on the
following page.

SURROUNDING LAND USE - The surrounding land uses in the vicinity of the subject property are
considered t o btg. Thehdomihate land usesnnstie area is the Hooters Restaurant. A
2010 air photo depicting the subject property in relationship to the surrounding area can be found
on the following page. The following table describes the various adjacent land uses:

NORTHWEST NORTH NORTHEAST
FUTURE PARKING AREA FUTURE /Ao BuUl L[]  SINGLEFAMILY RESIDENTIAL
PARKING AREA SITE SINGLE FAMILY RESIDENTIAL
SOUTHWEST \ SOUTH SOUTHEAST
HOOTERS RESTAURANT NIGHT LIFE BILLIARDS CAR WASH




EXISTING and SURROUND LAND USE MAP (2010 Air Photo)
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DESCRIPTION
Westem Colo. Mental Health Center
Texas Roadhouse Restaurant
Stromwater Management Facility
Vacant Building Pad
Wal-Mart Super Center
Hooters Restaurant
Night Life Billiards

Garage
Single Family Residential
Grand Mesa Little League




LAND USE ZONING & An examination of the Grand Junction Zoning Map reveals that the subject

property is zoned: C-1, Light Commercial. Accordingtothe C/ ¢t y6s Zoni ng and pevel opr
the C-1 zone is intended to provide indoor retail, service and office uses. The land use zone in the

area around the subject property is dominated by the C-1 designation. Other zones in the area

include; C-2, R-8, and CSR (Community Service Recreation).

DENSITY & DIMENSIONAL STANDARDS FOR: C-1 ZONE

MIN. MINIMUM SETBACKS
MIN. LOT SIZE STREET Principal/Accessory HA/:{//(‘E)/(—./T
Area Width | FRONTAGE | Street Side Rear
0.5 ac. 50t N/A 15/25 ft. 0/5 ft. 10/10 ft. 40 ft.

DEVELOPMENT PROPOSAL
The proposed one level structure will consist of an 11,700 square feet segregated into eight
separate units. The units range in various sizes from 1,104 to 2,030 square feet. Each unit will
have double entry front doors, a single rear exit door, and two restrooms. Custom interior finishes
will be completed by each of the future tenants before each unit is occupied. A reduction of the
proposed Floor Plan can be found on the next page.

The architectural style and character of the proposed building is illustrated on a drawing following
the Floor Plan. The exterior walls of the structure will be wood frame construction covered with
stucco. To create visually interesting building facade decorative accent masonry features, parapets,
and recesses will be incorporated into the building design.

Future uses that will occur in the proposed building will be from those presently allowed by the
Zoning and Development Code in the C-1 land use zone designation. It is not known what the
specific future uses will be at this time. However, general uses are anticipated to be: light retail
sales, personal services, and offices.

Normal hours for the public doing business at the facility will most likely be from 8:00 AM to 10:00
PM seven days a week, year round.
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Publicaccess to the o0B6 Building site is gained from North
is a multi-lane divided roadway that is also designated as: US Highway 6 By-Pass, and is well

maintained and is in good condition. This road serves as a major east/west corridor across the

City of Grand Junction. The posted speed limit for North Avenue Road is 35 MPH. 28 3/4 Road

serves as a horth/south connection between North Avenue and Orchard Avenue. The roadway is

paved and has curb, gutter and a sidewalk along each side of the street adjoining the overall
development. As is the case with most roads in the City of Grand Junction it is well maintained and

in good condition.

The Ci t yunestional Classifications for Roadways, for streets in the vicinity of the subject

property are shown on the following map:

s

NORTH AVE.

\ 28.5 ROAD
28.75 ROAD

[ 1

29 ROAD

i
=

PRINCIPAL ARTERIAL
MAJOR ARTERIAL

MAJOR COLLECTOR

MINOR COLLECTOR

The accompanying Site Development Plan indicates the location of two new access drives that have
been constructed from 28 3/4 Road, and North Avenue. The North Avenue access is limited to
right-in and right-out turn movements.



Recent improvements to North Avenue and 28 3/4 Road have been completed. The improvements
were based on recommendations contained within a prior Traffic Impact Study that is on file with
the Cityds Community Devel opment Department .

Major elements of the improvements that were conducted on North Avenue include:

A west bound right turn lane for 28 3/4 Road.

A seven foot wide sidewalk, curb and gutter.

Relocation, and under grounding of overhead power lines.

Upgrades to the existing traffic signals.

Upgrade the existing irrigation and drainage system adjacent to North Avenue and under 28
3/4 Road.

Improvements at the former Pear Street intersection.

Reconfigure the existing center island at Harris Road.

aprONPE
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28 3/4 Road adjacent to The Plaza on North Avenue was upgraded from its current minor collector
status to a major collector by completing the following improvements:

A seven foot wide sidewalk, curb and gutter adjacent to the sites west boundary.

Widen the pavement surface four to five feet.

Striping for a new bike line along the east side of the roadway.

Construct two new access driveways.

Under ground the existing overhead power and communication lines.

Relocated and upgrade the existing irrigation delivery system.

ounkwbpE

A total of 99 existing parking spaces area available for use by theb u i | d ffutugetcestomers and
employees. 38 of the spaces are shared with the nearby Hooters Restaurant. All of the parking
and drive areas area lighted.

PARKING ANALYSIS

USE REQUIRED SPACES PROVIDED SPACES
Shared Parking 38 spaces
Other Retail Sales 11,700 sf /300 = 39 spaces 61 spaces
TOTAL 11,700 sf 39 spaces 99 spaces

Grand Valley Transit have two nearby bus stops; one on the south side of North Avenue at the Wal-
Mart Super Center and one on the north side of North Avenue sever hundred feet west of 28 3/4
Road.

UTILITY SERVICE 8 Existing utility locations are depicted on the accompanying Site Development
Plan map. The map indicates the location of proposed sanitary sewer service, domestic water
mains, and fire hydrants.

The new building will be served by recently constructed publicly owned domestic water distribution
system. The water delivery system includes a provision for a fire line to the sprinkler system
planned for the new building. Existing fire hydrant locations are shown on the accompanying Site
Plan. It is estimated that approximately 200 gallons of water will be consumed each day.

Sewage disposal will utilize an existing public system. An existing sewer service has been extended
to the building site in accordance withthe Ci t y of Gr a n standands arnd ireguiréments.
Approximately 175 gallons of sewage will be generated on a daily bases on the facility is fully
operational.

Natural gas mains, underground electric and communication lines have been extended to the
building site from existing adjacent facilities.



Sixsharesof CI| ass O0A6 and five shares of Class 0BO6 irrigation
OPressurizeddé6 irrigation water is delivered to the | an
existing pump. The irrigation water is administered by the Grand Valley Irrigation Company.

A geotechnical investigation on the subject property was prepared on October 10, 2006. The report
concludes that there are no geologic conditions which would preclude construction on the site.
However, the shale bedrock at the site is anticipated to be slightly expansive and may impact
foundation, utility, and pavement construction. The US Department of Agriculture, Natural
Resources Conservation Service, has identified a single soil classification within the site. A
summary of the Sagers Urban Land Complex soil properties is presented in the Generalized Soils
Table.

GENERALIZED SOILS TABLE
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Detailed drainage data was presented as part of the initial Overall Site Plan review process. In

accordance with the Final Drainage Study, future drainagef r om t he 0 Bife widllbé dartiedn g

on the ground surface to the adjoining parking area that will carry the stormwater to a series of

inlets and storm sewer pipes that ultimately will discharge to an existingdo engi neer eddé st or mw:
detention pond near the 28 3/4 Road entrance drive. Stormwater, not exceeding the historic flows,

10



from the dentition facility will then be pumped from an underground water quality control devise to
a combination storm sewer and irrigation pipe adjacent to 28 3/4 Road.

Solid waste generated by the facility will be contained in 8 cubicy a r dumpster6 cont ai ner t hat
be located in a nearby existing masonry screen enclosure.

Construction of the proposed building will begin immediately upon acceptance of the Major Site
Plan application by the City. It is the applicants desire to have the retail/office facility open before
the end of the fourth quarter of 2010.

Evaluation of the request is accomplished by using the criteria for in Chapter 21.02 of the Zoning
and Development Code. The following responses to each of the criteria illustrate compliance:

21.02.070 Administrative Development Permits Chapter 21.02 Administration and Procedures

(6) General Approval Criteria

No permit may be approved by the Director unless all of the following criteria are satisfied:

() Compliance with the Comprehensive Plan and any applicable adopted plan.
RESPONSE: A° reproduction of pFature Land Usdé Map cahtaingddvathin the
Comprehensive Plan Map follows. The plan indicates that The Plaza on North Avenue lies within the
0Commerci alywovcatlegiod with a OMi xed UseAcpdngtottheni ty Col
Comprehensive Land Use Plan, Mix Uses allow the development that contains appropriate non-
residential and residential units of various types and price ranges. The plan also supports a broad
mix of land uses, but calls for the establishment of appropriate standards to ensure neighborhood
compatibility. The 0B6 Buil di ng wesidéntial isesiwhiehtwdllbg consi s
compatible with the surrounding neighborhood. One of the O0Guiding Principalso
plan is an emphasis on infill and redevelopment of underutilized land, especially in the City Center.
According to the plan, the 0B6 Building site is Il ocat
considered to be both an infill and redevelopment proposal.
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In 2007 the City of Grand Junction completed the North Avenue Corridor Plan. The plan includes an
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overall strategy to revitalize the corridor in order to promote future development opportunities and
to sustain and increase the vitality of the corridor. One of the several key projects and strategies
contained within the plan includes creating services at the neighborhood level. A preferred
alternative for development along the corridor was established in the plan. The alternative includes
five districts along North Avenue between 12t Street and its intersection with the Interstate 70
Business Loop. The subj dixedUse, Goeernment Fuoatians, ®ublid Plazad
district. Several examples were taken from the in-depth study of the streetscape improvement that
would further improve North Avenue. A response to each example follows:

Create a generous vegetated swale to collect, filter and distribute stormwater to replace the drainage
adjacent to street.
RESPONSE: Major drainage improvements adjacent to North Avenue were included as part of the
right turn lane improvements that were completed as part of the prior redevelopment efforts for the
Plaza on North Avenue. Given the nature of the grading efforts that were required as part of the
overall drainage improvements the construction of a vegetated swale was not practicable. However,

he 0

a 15 foot wide landscaped strip is provided in the place of a swale. Stormwater f r om t he 0BG

Building site ultimately flows to an existing stormwater management facility before it is discharged
from the property.

Where buildings are adjacent ro the street, sidewalks improvements include connecting the sidewalks
fo building entrances, defined curb cut entrances, and relocation of parking between buildings. This
allow for an improved streetscape, greater visibility of storefronts, clear and safe pedestrian
connections.

RESPONSE: The 0B6 Building site is not adjacent to a

Parking lots adjacent to streets should have a defined curb cut entrance, added sidewalks and
additional plantings to define parking lot circulation and enhance way finding. Additionally, planting
/slands within these expansive asphalt areas will allow for a reduction in the urban heat islands
typically found in large parking lots. Logical ped/bike connections from NorthAvenue, to destinations,
through parking lots should be explored.
RESPONSE: There are no parking lots in The Plaza on North Avenue adjacent to any public street.
Access to the existing parking area is by two well defined curb cut entrances both of which have
existing sidewalks between the parking area and the adjoining streets. The existing parking lot has
been landscaped in accordance with City landscape standards is effect at the time of planting.

Curb cuts should be reduced and consolidated in order to enhance the overall character of

the corridor and improve vehicular and pedestrian circulation.
RESPONSE: During the North Avenue improvement project adjacent to the development, three
existing curb cuts were consolidated into one.

Signage along North Avenue can be improved by minimizing pole mounted signs and replacing them
with ground mountedmonument signs.

RESPONSE: Signage along North Avenue is not part of this proposal.

A streetscape kit-of-parts will further unify the streetscape by implementing amenities that
maintain the characterthroughout the corridor.
RESPONSE: The applicant is not aware of any publication containing the streetscape kit-of-parts.

Modiifications and recommended adjustments to the Grand Junction Sign Code are provided in
detail on page 64.
RESPONSE: The applicant is not aware of any new changes to the Sign Code.

12
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()  Compliance with this Zoning and Development Code.
RESPONSE: This criterion can be met using the Administrative Review Process contained within
Chapter 21.02 of the land development regulations.
(i) Conditions of any prior approvals.
RESPONSE: There were no conditions of approval of the Site Plan Review for The Plaza on North
Avenue in 2008. 0B6 Building complies with the approv:i

()  Public facilities and utifities shall be available concurrent with the Development.

RESPONSE: All public facilities and utilities are existing and include new:
Improvements on North Avenue include:
A west bound right turn lane for 28 3/4 Road.
A seven foot wide sidewalk, curb and gutter.
Relocation, and under grounding of overhead power lines.
Upgrades to the existing traffic signals.
Upgrade the existing irrigation and drainage system adjacent to North Avenue and under 28
3/4 Road.
Improvements at the former Pear Street intersection.
Reconfigure the existing center island at Harris Road.

abrwnNPE
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Improvements on 28 3/4 Road adjacent to The Plaza on North Avenue:

A seven foot wide sidewalk, curb and gutter adjacent to the sites west boundary.
Widen the pavement surface four to five feet.

Striping for a new bike line along the east side of the roadway.

Construct two new access driveways.

Under ground the existing overhead power and communication lines.

Relocated and upgrade the existing irrigation delivery system.

ouokwbpE

. Eight inch sanitary sewer main and service |ine
. Eight inch domestic water main and fire hydrants.

. Six inch fire line and water service linet o 0B6 Bui |l di ng.

) Underground oDry Utilitiesdéd and service |lines t

(v)  Received all applicable local, state and federal permits.
RESPONSE: On June 1, 2007 the State of Colorado issued a Certification to Discharge Stormwater
associated with construction of The Plaza on North Avenue. Permit No. 07-359 was also granted by
the 521 Drainage Authority. OnJanuary 5, 2010 the Colorado Department of Transportation issued
their acceptance of Access Permits 307007 and 307008 for the Plaza on North Avenue.

The following are justifications for acceptance ofther equest Maj or Site Plan for o
The Plaza on North Avenue:

e The request meets, or exceeds the C-1 zone minimum dimensional standards contained
in the Zoning and Development Code.

e The proposal meets or exceeds the General Approval Criteria contained within section
21.02.070.6 of the Zoning and Development Code.

e The proposal complies with the existing Site Plan approval for The Plaza on North
Avenue.

13



Adequate parking is available in the newly constructed parking lot.

The request is compatible with the existing surrounding land uses.

The application is considereddt o pw@osabhn oinfill/re
Modern public access exists to the property.

The existing utility service is adequate to support the proposed use.

Drainage from the 0B6 Building site is consistent

Fiscal impact to the community is positive.
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