
Rocky Mountain Rail Park

PRC2019-00012

NW Corner of U.S. Highway 36 & Petterson Road

September 1, 2020

Board of County Commissioners Public Hearing

Community and Economic Development Department

Case Manager: Nick Eagleson



Requests

1. Final Plat 

• Create 11 lots and 11 tracts

2. Final Development Plan

• Establish the Rocky Mountain Rail Park Planned Unit 
Development 

3. Master Development Agreement

4. Waiver from Subdivision Design Standards



Background

• Proposal for industrial business park utilizing railroad 
infrastructure

• Uses will range from commercial to light and heavy 
industrial

• Approximately 620 acres

• May also serve supporting businesses for Colorado Air 
and Space Port
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Background

• Previous Requests and Approvals:

– Comprehensive Plan Amendment to change the future land 
use designation from Mixed-Use Employment to Industrial.

– Zoning map amendment to change the zoning designation of 
the property to Planned Unit Development (PUD).

– Preliminary Plat 

– Preliminary Development Plan

– Board of County Commissioners approved all four requests 
on June 18, 2019. 
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Criteria for Approval 
(Final Plat)
Section 2-02-19-04-05

• Consistent with Approved Preliminary Plat

• Conformance with Subdivision Standards

• Adequate Water Supply 

• Adequate Sewage Disposal System  

• Identify Geologic and Topographic Concerns

• Adequate Drainage

• Incorporating Infrastructure



Criteria for Approval 
(Final Development Plan)

Section 2-02-10-04-05

• Conformance to Comprehensive Plan

• Conforms to PUD Standards

• Consistent with Approved PDP

• Construction Plans Meet Standards



Master Agreement

• Framework for Development of the Site

– Addresses the manner and timing of the completion of 
improvements.

– Responsibility for payment of the costs of improvements 
associated with the development.

• Subsequent SIA’s will be provided for future lots 
within the development, which will come before 
BOCC for approval.

• If any triggered improvements are to be dedicated to 
another jurisdiction, then the County shall not issue a 
lot development permit until after Developer has 
submitted materials to regulating jurisdiction.



Master Agreement

• County shall not issue a Certificate of Occupancy for 
the development until the regulatory jurisdiction has 
accepted the triggered improvements.

• County Staff has reviewed the MA and confirmed the 
proposed agreements are in compliance with the 
Development Standards and Regulations.



Criteria for Approval 
(Waiver from Subdivision Design Standards)

Section 2-02-17-05

• Extraordinary hardships or practical 
difficulties result from the strict compliance 
with these standards and regulations.

• The purpose of these standards and 
regulations are served to a greater extent 
by the alternative proposal.

• The waiver does not have the effect of 
nullifying the purpose of these standards 
and regulations.



Staff Analysis
• Changes to Final Plat from the approved Preliminary Plat

– Additional access from Petterson Rd. to internal drive

– Minor changes to lot dimensions

– Changes to size and location of Tracts

• Development Plan Changes

– Use chart previously had some uses listed as Special Review 
(SR).  That has now been changed to Conditional (C) and will 
need to go through the Conditional Use Permit process

• Hazardous Waste Treatment Facility

• Paint and Enamel Manufacturing

• Fossil Fuel Manufacturing

– Soft surface trail along western edge of property has been 
removed 
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Open Space, Active Recreation, and 
Parkland Dedication

• Required to provide 30% Open Space in all PUDs

• PDP provided 162.5 acres of open space

• FDP is proposing 175 acres

• Minimum of 10% of each lot  required to be open space

• 25% of Open Space is required to be Active Recreation

• PDP provided 43.1 acres

• FDP proposes 47.2 acres

• Interior detached pathways, covered picnic areas, perimeter 
pathways around detention areas 

• Standards and Regs require regional park dedication or cash-in-lieu.

• Developer is proposing to pay cash-in-lieu for 30.97 acres, which 
totals $1,539,798

• Pursuant to DSR, applicant is requesting a phased approach in four 
payments.  This is outlined within the Master Agreement
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Proposed Zoning Standards

• Loading Areas, Trash Enclosures, & Outdoor Storage

• Consistent with DSR for I-2 standards

• Architectural Design 

• Massing Breaks every 100-150 feet

• Building Height

• 90 Feet for Occupied Structures

• 150 Feet for Unoccupied Structures

• Setbacks

• Front (along central private road): 40 feet

• Side: 20 feet

• Rear: 20 feet
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Services

• Served by Approved Metro District

 Water

 Sewer

 Open Space Management

 Private Road Management

 Drainage Facility Management











Referral Period
Public Notice

Notices sent* # of Comments Received

35 2*

Public Comments
• Drainage concerns and mosquito abatement 
• Traffic
• Infrastructure improvements

* Property owners and residents within 2,640 ft were notified



Referral Agencies
• City of Aurora

• Applicant will be required to go through Aurora’s process,    
as identified within the MA.

• CDOT
• Applicant has worked on requirements for entitlement
• Will need to work with CDOT on access permits when  

taking any access from State Hwy 36.
• Mile High Flood District (MHFD)

• Applicant will need to work with MHFD on Crooked Creek 
improvements 

• Colorado Div. of Water Resources
• Colorado Dept. of Public Health & Environment
• Colorado Div. Parks & Wildlife
• Colorado Geological Survey
• Xcel Energy
•Bennett Watkins Fire



Recommendation
Rocky Mountain Rail Park 

PRC2019-00012

Staff recommends Approval of the Rocky Mountain 
Rail Park FDP, Final Plat, Waiver from Subdivision 
Design Standards and Master Agreement based on 14 
Findings-of-Fact, 5 Conditions, and 1 Note.



Recommended Conditions of Approval

1.  The applicant shall work with Adams County Facilities and Fleet     
Management Department on a “through the fence” agreement for future 
access from the Colorado Air and Space Port to a developable lot along 
the western edge of the Rocky Mountain Rail Park site.  Any future 
agreement would go to the Board of County Commissioners for approval.

2.  The applicant shall work with Adams County Facilities and Fleet 
Management on a potential agreement for the rail spur, located on 
Adams County Property, just outside the southwest portion of the site. If 
an agreement cannot be made, RMRP will need to come up with an 
alternative solution for the spur, which does not include going through 
Adams County property.

3.  For any future development along the western edge of the Rocky 
Mountain Rail Park site, screening shall be provided to mitigate the 
impact between the site and the Colorado Air and Space Port.  The 
applicant shall also provide an acceptable landscape plan for each lot 
being developed, prior to any issuance of a building permit.



Recommended Conditions of Approval

4.  Any development proposed to be greater than 90 feet in height shall   
work with the Colorado Air and Space Port, as well as the FAA, to ensure 
any height requirements are met.

5.  All Subdivision Improvement Agreements required by the Master 
Development Agreement shall include the installation of all Open Space 
and Active Recreation areas directly adjacent to the subject lot(s).



Recommended Note to the Applicant:
1. The applicant shall adhere to all fire, animal, health, zoning, and building codes


