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I. CITY COUNCIL REVIEW PACKET
This packet contains portion of a submittal made to the City of Rifle by Airport Limited
Partners in application for a Preliminary Development Plan for Rifle Airpark. This packet
has been prepared for City Council Review by Airport Land Partners under the direction
of the City of Rifle.
A meeting of the City of Rifle City Council has been scheduled for January 18, 2012 at
7PM at the Rifle City Hall.
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II.

PUD PRELIMINARY DEVELOPMENT PLAN

1.

Existing and Proposed Zoning

1.1

Existing Zoning.

The existing zoning of Rifle Airpark was specified under a previous Garfield County PUD
approval for portions of the property and included a variety of commercial, industrial and
residential uses demonstrated on the graphic at the end of this section.

1.2

Proposed Zoning.

Four new and one existing zone districts were introduced into the Rifle Zoning Code by
the Rifle Airpark PUD Plan approved by the City. The definitions of these districts are as
follows:
Airport Light Industrial (A-LI): 166.8 acres (28% of total acres)

These districts are intended to provide for flexible business space permitting light
industrial uses that include administrative offices as well as fabrication, manufacturing,
assembly, distribution, processing or storage of materials that, for the most part, are
already in processed form and which do not in their maintenance, assembly,
manufacture, or plant operation create smoke, gas, odor, dust, sound, or other
objectionable influence, which might be obnoxious to persons conducting business in
this or any other zone. These uses would involve activities occurring primarily indoors or
in storage yards that are shielded from public view by fencing and other barriers.
Airport Commercial (A-CO): 70 acres (12% of total acres)

This district is intended to serve as the focus of business activity in Rifle Airpark by
providing for small office uses and diverse commercial uses for visitors and employees.
It is envisioned as a pedestrian oriented, campus-like environment with direct
connections to the surrounding districts, open space system and a future transit system.
This district also provides for medium-sized to large corporate and professional offices
and related use within a park-like, nuisance- free environment.
Airport Industrial (A-ID): 51.4 acres (9% of total acres)

The A-ID district is intended to provide for the development of industrial businesses with
a greater range of site impacts. Industrial development provides employment
opportunities for the community and adds to the economic vitality of the City. The
location of Airport Industrial boundaries is limited to those areas where the full range of
industrial activities allowed in the zone district will not adversely affect any other area of
the Plan Area or City in general. Uses in this zone district include manufacturing,
fabrication, assembly, processing of natural resources, storage yards and other uses
that may require intense application of industrial processes both inside and outside of
buildings.
Airport Support (A-B): 179.1 acres (30% of total acres)

This district shares common zoning uses with light industrial uses as well as
incorporating additional uses that are directly related to or supporting airport functions.
This includes both those uses which do and do not require physical adjacency to the
airport. A distinguishing characteristic of the Airport Support zone district derives from
the possibility of Airport permitted “through the fence access”, in which case the zone
district will provide flexibility in permitted uses, street standards, building configuration
and signage in order to support mixed aircraft and vehicular traffic.
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Open Space (OS): 120.9 acres (21% of total acres net of rights-of-way)

This existing defined district is intended to meet on-site drainage requirements while
providing for aesthetic, recreation and land use buffering purposes. These requirements
are intended to encourage high quality landscaped open spaces and recreation areas
harmoniously and creatively integrated with building development.
Some Open Space areas within individually owned parcels within the Plan Area are
intended primarily to meet on-site drainage requirements and preserving property too
steep to build while providing for aesthetic, recreation and land use buffering purposes. It
shall be the responsibility of the owners to maintain these areas according to the
standards set forth for maintenance of property within the Plan Area.
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2.

Planning Objectives

2.1

PUD Goals And Objectives

The PUD Preliminary Plan continues the multi-year, multi-step process intended to
position Rifle Airpark as the future economic and employment engine of Rifle and its
surrounding communities. In 2007, the City of Rifle and Airport Land Partners
cooperated in the drafting and ultimate approval of the Master Plan for the Rifle Airpark
Planning Area (RAPA). The purpose of this exercise was to establish the master plan for
the RAPA and incorporate this plan into the Comprehensive Plan for the community.
In 2008, an application to annex Rifle Airpark into the City of Rifle was submitted and
approved by the City Council subject to a number of conditions that have recently been
fulfilled. The action also established the conceptual zoning for the property through
adoption of a PUD sketch plan.
An explicit strategy of the RAPA landowners and the City of Rifle in proceeding with
planning of such a large land area is to encourage development of a high level of quality
and unified design within a business and commerce center. This is expected to
encourage the interest of a larger and more diverse set of potential businesses to Rifle
and advance the long-term economic development for the community.
In the absence of definitive actions protecting future employment cores, haphazard
development of employment and commercial oriented properties may occur. In turn, this
can lead to a situation where employment areas that are: less competitive to employers
seeking business locations, more expensive to develop and serve, create higher levels
of unintended and adverse community impacts and fail to meet a standard of quality
consistent with the expectations of the citizens of the City.

PUD Preliminary Plan Goals
Over time the City of Rifle, Airport Land Partners and Grand River Plaza Associates
have established a series of goals to guide the PUD Preliminary Plan process and
outcomes. These goals are listed below:
•

Provide a range of job opportunities within the regional economy.

•

Enhance the City’s tax base and revenue collection.

•

Establish an orderly development approach.

•

Establish sustainable business uses.

•

Develop a framework for streamlined permitting and approval process.

•

Establish strong, high quality design standards for development within Rifle Airpark.

•

Establish development standards that preserve critical environmental features within
Rifle Airpark.

•

Develop a sustainable infrastructure development and phasing plan.

•

Protect the quality of the surface environment.
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2.2

Relationship To Comprehensive Plan

As discussed above, the prior cooperation between ALP and the City on the preparation
of the Master Plan for the Rifle Airpark Planning Area have ensured that the proposed
zoning is consistent with the intent of the Comprehensive Plan as adopted by the City of
Rifle.

3.

Owner’s Marketing and Disposition Plan

The owner of the land within the PUD application area expects to market the property in
a variety of ways including but not limited to:
sale or lease of vacant property;
sale or lease of improved property;
sale or lease of improved lots;
sale or lease of improved buildings; and,
joint venture with other developers that may engage in development of land
and/or buildings.
The owner recognizes the long-term nature of property development and disposition,
particularly when dealing with the size of property contained within the PUD application.
Accordingly, the owner will pursue a variety of approaches to marketing the property in
order to maintain a appropriate sales pace and efficient infrastructure construction
schedule.

4.

Development Schedule

The development of Rifle Airpark is expected to occur in six phase units commencing as
early as 2012. The initial phases will be oriented to major, existing arterial and collector
streets. The focus of early phases of development will occur in A-LI, A-B and A-I uses.
As road building occurs, additional land will be available development in A-I and A-B
uses. As a critical mass of employment and traffic generated from airport, government
and college uses occurs, the development of A-CO will commence.
The following exhibit provides a graphical depiction of the phasing anticipated for Rifle
Airpark. Because the property within the PUD application area is subject to market
forces, the depiction is only an estimate of the actual development phasing that will
occur for Rifle Airpark.
An estimate of the absorption potential of Rifle Airpark is presented below. The
estimates show annual averages potentially occurring within each time frame. It should
be noted that the uncertainty surrounding the current and future economic environment
in Colorado and the United States increases the risk that these projections will not be
realized.
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Exhibit 8-1
Rifle Airport Planning Area
Planned Development Phasing

Phase III

Phase II

Phase I
GRP
1.35 AC
A-CO

GRP
15.13 AC
A-LI

Phase IV

GRP
21.76 AC.

Phase V

Phase VI
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5.

Land Use Summary Statement

5.1

Land Area

The portion of Rifle Airpark PUD included in this application comprises a total of
approximately 594 acres. The land suitable for development of this area comprises
approximately 467 acres.

5.2

Number of Residential Dwelling Units/Density

Rifle Airpark does not allow single-family or multi-family housing development within the
Master Plan. Therefore, there will be no separately constructed or occupied residential
household units.

5.3

Total area of nonresidential floor space

The total area of nonresidential floor space will be subject to a number of variable factors
influencing the actual development pattern and intensity of the Rifle Airpark community.
The estimates presented in the exhibit below indicate the theoretical maximum and are
based upon PUD development standards: coverage ratios, FAR and height restrictions.
Accordingly, the calculations are most certainly estimates of the maximum actual and
not likely levels of build out.
The following exhibit also presents a more likely estimate of development within the
community, which we refer to as infrastructure threshold development levels (TDL).
These estimates are more appropriate for sizing infrastructure. Proper safeguards will be
maintained to monitor any deviation in actual building activity above the TDL. If the
developer and/or City of Rifle determines that development within the community will
exceed the TDL, revised infrastructure plans will be developed to upgrade water storage
and, if necessary, transportation, water and sanitary sewer facilities.

5.4

Open Space

The proposed project will include approximately 120.56 acres of Open Space and an
additional 21 acres in rights of way committed to landscaping and pathways within rights
of way. The proportion of total project land area within Open Space is 20.3%. Adding
landscape areas within rights of way and within development tracts will ensure the total
open space is well in excess off community standards.

5.5

Total Proposed Number of Off Street Parking Spaces

Parking standards will be imposed through the Development Standards identified in the
Supplemental Master Infrastructure Plan Information section, which will govern parking
ratios by type of zone district. Based upon TDL calculations and parking standards the
table below presents the number of off-street parking spaces that will be required.
On street parking will be strictly prohibited through regulations imposed by the
Development Standards mentioned earlier and enforced by the City of Rifle and Property
Owners Association.
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Rifle Airpark Nonresidential Development Threshold Levels
Land Use

Acres

Airport Light Industrial (A-LI)
Airport Commercial (A-CO)
Airport Industrial (A-ID)
Airport Business (A-B)
Rights-of-Way (ROW
Open Space (OS)
TOTAL

6.0

Theoretical Maximum
Sq. Ft.
Parking

Likely
Sq. Ft.
Parking

166.82
70.05
51.37
179.07
33.70
120.56

2,398,004
854,386
895,071
1,716,064
n.a.
n.a.

2,526
2,849
1,894
2,243
n.a.
n.a.

2,158,204
768,948
805,564
1,544,457
n.a.
n.a.

2,274
2,563
1,704
2,018
n.a.
n.a.

594.46

5,863,525

9,512

5,277,172

8,559

Maintenance of Open Space and Common Areas

The Open Space and Common Areas within Rifle Airpark will be maintained by the Rifle
Airpark Property Owners Association (POA). The will be formed prior to the recordation
of the Final Tract Plat of the Rifle Airpark Subdivision. Funding for the operations of the
POA will come from assessments made against all owners located within the area of the
POA.

7.0

Dedication of Open Space and Streets for Public Use

7.1

Open Space and Common Areas

Open Space and Common Areas outside of rights-of-way will be owned by the Rifle
Airpark POA. Access to and through these areas will be controlled by easements in
favor of the City of Rifle and, as agreed upon, the public.

7.2

Streets

Streets and other rights-of-way requested by the City of Rifle will be dedicated to the City
of Rifle upon recordation of the Final Tract Plat of the Rifle Airpark Subdivision.

8.0

Location of Land Uses

As discussed above, five different land uses are proposed for Rifle Airpark in addition to
public rights of way:

Land	
  Use	
  

Acres	
  

Floor	
  Area	
  

Airport Light Industrial (A-LI)
Airport Commercial (A-CO)
Airport Industrial (A-ID)
Airport Business (A-B)
Open Space (OS)

166.82
70.05
51.37
179.07
120.56

2,398,004
854,386
895,071
1,716,064
N/A

TOTAL

594.04

5,863,525

Maximum	
  
FAR	
  
Height	
  
1.0
1.0
1.0
1.0
N/A

The locations of these land uses are shown in the following map.
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PRELIMINARY TRACT MAP PLAT
LAND USE DISTRICTS
September 15, 2011

III PUD Development Plan

Article XIX Rifle Airpark PUD Ordinance
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Rifle Airpark Zoning
Division 1 General Provisions
Sec. 16-19-10. – Purpose.
The purpose of this Article shall be to describe the conditions and expectations for the
development of the Rifle Airpark PUD, as well as to set forth procedures for the review and
approval of land use, land development and building within the PUD. The geographical extent as
well as the significance of the future economic development within the Rifle Airpark PUD for the
City of Rifle has required the adoption of this Article.
Sec. 16-19-20. – Effect.
The effect of this Article shall be to bind the conditions and standards enumerated herein to the
lands of Rifle Airpark PUD described more fully in 16-19-30.
Sec. 16-19-30. – Covered Property Description.
The property subject to this ordinance (Covered Property) is shown in the Zone District Map of
the City of Rifle and is defined more specifically in the Rifle Airpark Subdivision Final Tract Plat
recorded in Garfield County with succession #_______.
Sec. 16-19-40. – Definitions
For purposes of this Article, certain terms are defined in Sec. 16-1-220.
Aeronautical activity means any activity or service that involves, makes possible, or is
required for the operation of aircraft, or contributes to, or is required for, the safety of
such operations. "Aeronautical activities" include, but are not limited to, charter
operations (under either Federal Aviation Regulation (FAR) Part 121 or 135), charter
brokerage, aircraft hangar leasing, pilot training, aircraft rental and sight-seeing, aerial
photography, crop dusting, fire suppression, aerial advertising and surveying, aircraft
sales, leasing, and servicing, aircraft management, and sale of aviation petroleum
products, whether or not conducted in conjunction with other included activities which
have a direct relationship to the operation of aircraft, repair and maintenance of aircraft,
sale of general aviation aircraft parts, and any other activities which because of their
relationship to the operation of aircraft can appropriately be regarded as an "aeronautical
activity."
Air cargo warehousing and distribution facilities refers to uses engaged in storage,
wholesale and distribution of manufactured products, supplies and equipment, excluding
bulk storage of materials that are inflammable or explosive or that present hazards or
conditions commonly recognized as offensive, that have been transported by aircraft.
Aircraft sales, lease, rent, storage, repair and charter service means the commercial and
service activities whose purpose is the storage, disposition – through sale, lease or
rent/charter -- and maintenance of private aircraft in and around an airport.
Airport means all of the county-owned or leased real or personal property comprising
Garfield Regional Airport as now exists or as may hereafter be expanded and developed.
"Airport" includes all of its facilities as shown on the most current airport layout plan.
Aviation schools refers to those educational facilities that provide instruction, training,
evaluation and certification of persons engaged in achieving flight certification including
aircraft, airframe or component maintenance or recertification or qualifying for advanced
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flight or maintenance certification. Such uses involve classroom space, training space,
maintenance and testing bays, aircraft simulators, aircraft storage and parking,
maintenance and machine shops and associated storage of parts, supplies, fuels and safety
materials.
Big box shall mean any single retail space with a building footprint of equal to or greater
than seventy-five thousand (75,000) square feet.
Customhouse brokers/import-export service means a business that arranges, coordinates,
supervises and seeks customers for overseas shipments of goods and materials.
Corporate headquarters office shall mean a complex of buildings whose purpose is to be
the administrative center of a business enterprise. Corporate headquarters may include
transient residential units only for employees subject to any and all provisions of this
ordinance.
Financial institution is a state, federal, or foreign chartered bank, credit union, mortgage
lender or savings and loan association that is primarily engaged in deposits and
withdrawals, consumer loans, and lease financing.
Flight kitchens/caterers means a food service operation that is involved in large scale
preparation or repackaging of meals, beverages, snacks and associated goods. Such use
involves the receiving and storage of food stuffs in warehouses and refrigerators; food
preparation equipment such as ovens, dishwashers, heating and cooling systems,
grinding, chopping, sieving, sorting and pulverizing;
Freight forwarders means a person or company that organizes shipments for individuals
or other companies and may also act as a carrier. Their activities require the management
of transshipment, warehousing, record keeping, storage, sorting, component and/or
package assembly for the purposes of fulfilling customer orders though road or air freight
deliver. These uses may include activities commonly referred to as package
delivery/baggage transfer service or air freight facility.
Hangars, shops and warehousing of furnished parts, supplies, merchandise and
equipment for aircraft and aircraft ground support equipment shall mean those
businesses whose purpose is to provide storage and service of the parts and supplies
required to maintain aircraft.
Manufacturing, repair, assembly, sales distribution of aircraft engines, aircraft frames,
aircraft engines, aircraft parts and components such as radios, transmitters and
navigational equipment and aircraft ground support equipment shall mean those
businesses that engage in the listed activities oriented to the creation, repair and
distribution of parts necessary for an aircraft to safely fly.
Office, business: Any office in which chattels or goods, wares or merchandise are not
commercially created, displayed, sold or exchanged, except commercial uses appurtenant
thereto, such as restaurants, but excluding drive-through restaurants and excluding drivein restaurants, cocktail lounges, gift shops, newsstand, smoke shop, barbershop, beauty
parlors, and small retail shops, provided the entrance of such accessory uses shall be from
the interior of the building, lobby or arcade, and there shall be no exterior advertising.
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Restaurant is an establishment whose primary business is serving food to the public.
Examples of accessory restaurant uses include, but are not limited to, microbrewery,
miscellaneous retail and packaged food sales, and play areas. Preparation of food may be
included in the restaurant operation. Examples of restaurants include full-service dining,
self-service dining, cafe, cafeteria, coffee shop, delicatessen, food service shop, ice cream
parlor, and pizza parlor.
Service station, automotive shall mean a retail business engaged primarily in the sale of
motor fuels but also in supplying goods and services generally required in the operation
and maintenance of automotive vehicles. These may include sale of petroleum products;
sale and servicing of tires, batteries, automotive accessories and replacement items;
washing and lubrication services; automotive maintenance and repair; and the supplying
of other incidental customer services and products. Major automotive repairs, painting
and body and fender work, rental or sales of motor-bikes, automobiles, boats, trailers,
trucks and any other type of sales or services not specifically referred to herein are
limited to the service area of the site and if not specifically approved as part of the
original use permit, a use permit must be approved prior to the area being used for any of
these purposes.
Through the fence shall mean any business within Rifle Airpark that is engaged in
operations that require access to the Garfield County Regional Airport. This includes
businesses engaged in manufacturing, service or wholesale trade and involved in:
providing services to aircraft owners, students or users; suppliers of parts and services to
other businesses; providing services supporting public safety; transportation of
passengers and freight.
Telemarketing shall mean any business located within professional office buildings that is
engaged in operations utilizing telephonic or internet-based contact of remote customers
or prospective customers in order to extend existing business relationships or create new
business relationships. No direct contact between customers, existing or prospective, and
employees or their surrogates shall be made upon lands zoned for this use.

Division 2 Zoning
Sec. 16-19-200. Purpose
This Division establishes the basis on which zoning of property within Rifle Airpark is
established and the conditions under which land uses are permitted within the development.
Sec. 16-19-210. Description of Zone Districts
1. Airport Business (A-B)
The A-B district is intended to provide space for flexible employment space supporting
businesses engaged in light component manufacturing/assembly, records and client processing,
research and development, county airport and aeronautical activities, and complementary retail
and office operations. This district permits a broad range of uses to take place within buildings
serving the public and promotes the development of employment and aeronautical activities in an
attractive, landscaped industrial park.
This district shares many common zoning uses with A-CO as well as incorporating additional
uses that are directly related to or supporting airport functions. This includes both those uses
which do and do not require physical adjacency to the airport. Distinguishing characteristics of
the Airport Business zone district includes uses potentially available to the Airport if “through the
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fence access” is permitted, business or corporate campuses, and collections of smaller singleoffice firms engaged in providing services and goods directly to the public.
2. Airport Light Industrial (A-LI)
This district is intended to provide flexible business space permitting light industrial uses that
include administrative offices as well as fabrication, manufacturing, assembly, distribution,
processing or storage of materials that, for the most part, are already in processed form and which
do not in their maintenance, assembly, manufacture, or plant operation create smoke, gas, odor,
dust, sound, or other objectionable influences, which might be obnoxious to persons conducting
business in this or any other zone. These uses are presumed to involve activities occurring
primarily indoors or in storage yards that are shielded from public view by fencing and other
barriers. Further, the primary emphasis of A-LI permitted uses are those catering directly to
businesses or a very limited segment of the public.
3. Airport Industrial (A-ID)
The A-ID district is intended to provide for the development of industrial businesses with a
greater range of site impacts. Industrial development provides employment opportunities for the
community and adds to the economic vitality of the City. The A-ID district serves as the location
for the heaviest type of activities found in the city, including warehousing, wholesaling and light
manufacturing.
The location of Airport Industrial boundaries is limited to those areas where the full range of
industrial activities allowed in the zone district will not adversely affect any other area of the Plan
Area or City in general. Uses in this zone district include manufacturing, fabrication, assembly,
processing of natural resources, storage yards and other uses that may require intense application
of industrial processes both inside and outside of buildings.
4. Airport Commercial (A-CO)
This district is intended to serve as the focus of business activity in Rifle Airpark by providing for
diverse commercial office and retail uses for visitors and employees. It is envisioned as a
pedestrian oriented, campus-like environment with direct connections to the surrounding districts,
open space system and a future transit system. This district also provides for medium-sized to
large corporate and professional offices, large-scale retail centers and related use within a parklike, nuisance- free environment.
In addition, certain other kinds of uses are permitted under conditions and standards that assure
their compatibility with a general concentration of office and retail shopping uses.
Sec. 16-19-220. – Use regulations.
Rifle Airpark is planned to support a wide range of commercial and industrial businesses. The
uses allowed in the zone districts located within Rifle Airpark are generally those supporting
employment activities and serving the commercial needs of the City of Rifle and the surrounding
region.
1. General Conditions
All activities, unless specifically identified and approved, shall take place entirely within
completely enclosed buildings, shall not create any offensive noise, vibration, smoke, dust, odor,
heat, glare, fumes, or electrical interference, and shall not generate excessive truck traffic.
2. Walls, fences and required screening.
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1. All operations and storage shall be conducted within a completely enclosed building or with
an area contained by a wall or fence as determined by the Development Review Board, and
Planning Commission approval or use permit.
3. Off-street parking.
The provisions of Section 16-7-20 shall apply as may be modified by Sec. 16-19-934 below.
4. Signs.
The provisions of Sec. 16-19-911 shall apply.
Sec. 16-19-230. – Permitted uses.
The following table specifies the acceptable uses for each land use district and designates those
uses that are subject to conditional use permit process (as identified in Section 16-6-130 and
17.03.165). The provisions of Sec. 17.03.175 and Sec. 17.03.180 govern uses not listed herein.
Use
Aeronautical and Related Activities.
Air cargo warehousing and distribution facilities
Air freight facility
Aircraft sales, lease, rent, storage, repair charter service
Aviation schools
County airports.
Customhouse brokers/import-export service
Flight kitchens/caterers
Freight forwarders
Hangars, shops and warehousing of furnished parts, supplies,
merchandise and equipment for aircraft and aircraft ground
support equipment
Manufacturing, repair, assembly, sales distribution of aircraft
engines, aircraft frames, aircraft engines, aircraft parts and
components such as radios, transmitters and navigational
equipment and aircraft ground support equipment
Off-airport aeronautical activities, limited to those authorized
by and subject to compliance with all applicable definitions,
qualifications, minimum operating standards, rules and
regulations set forth in or established pursuant to Chapter 16
of the Rifle Revised Code.
Off-airport heliport, subject to compliance with all applicable
definitions, qualifications, minimum operating standards,
rules, and regulations set forth in or established pursuant to
Chapter 16 of the Rifle Development Code.
Package delivery/baggage transfer service
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A-LI

A-ID

A-B

A-CO

P
P
C
C
C
P
P
P
P

∅
∅
∅
∅
∅
∅
∅
∅
∅

P
P
P
P
P
P
P
P
P

∅
∅
∅
∅
∅
∅
∅
∅
∅

P

P

C

∅

C

∅

P

C

C

∅

P

C

P

∅

P

P

Use
Business and professional services; office professional,
semi-professional or business1; excepting the uses listed
below:
Art Studio: For professional work, or teaching of any form of
commercial or fine arts, photography, music, drama, dance,
but not including commercial gymnasium, dance hall or job
printing.
Community or Four-Year college having room regularly
used for housing or sleeping overnight. Subject to
Development Review Board and Planning Commission
approval and compliance with standards including, but not
limited to, the same conditions in (o.) below.
Corporate or regional office, which may include transient
residential units only for employees on a site of 20 acres or
greater.
Hospital or clinic
Medical or dental office with or without laboratory;
Laboratories.
Small animal hospital or clinic including boarding and
lodging provided that there shall be no open kennels
maintained and provided that all facilities will be in
soundproof buildings.
Municipal uses.
Public or private technical schools, colleges, or universities

1

A-LI

A-ID

A-B

A-CO

C

∅

P

P

P

C

C

P

∅

C

∅

P

∅

∅

C

P

C
∅

∅
∅

C
P

C
P

∅

∅

P

P

P
P

P
C

P
P

P
P

Including but not limited to accountant, architect, chiropodist, chiropractor, dentist, economist, engineer, lawyer,
minister, naturopath, osteopath, physician, planner, surgeon, surveyor, optometrist, and veterinarian, insurance broker,
public stenographer, real estate broker, stockbroker, and other persons who operate or conduct offices that do not
require the stocking of goods for wholesale or retail sales, research facilities. Facilities supporting the uses of museum,
library, post office.
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Use
Manufacturing and processing, general2; excepting the
following listed uses:
Asphalt or concrete batch plant
Assembly of automobile and boats including reassembly,
excluding general repairs and maintenance.
Assembly, service and repair as an accessory use to a retail or
wholesale business (such accessory uses may not exceed 25% of
the floor area of the business)
Blacksmith shop or welding shop.
Bottling and brewing facility
Carpentry, Cabinet, plumbing and electrical shop.
Ceramics manufacturing.
Fabric Cleaning and dyeing plant.
Dairy products processing.
Electronic component manufacturing.
Electronics assembly.
Fabric assembling (include fur, leather, textiles, etc.)
Food processing and preparation.
Furniture repair/refining and upholstery
Garment manufacturing.
Glass assembling.
Ice cream manufacturing.
Ice plant or cold storage plant.
Instrumentation, musical instrument, games and toys, jewelry
manufacturing; machine shop; rubber or plastics assembly.
Meat or poultry processing, but not including slaughtering.
Motion picture or sound stage production facility.
Ornamental metal working.
Outdoor sales display area.
Processing of natural resources
Public utility service yard.
Refining of hydrocarbons, volatile minerals, gaseous materials
Scrap metal sorting, processing, recycling
Sheet metal shop.
Upholstering shop.
Wood assembling (limited to finished products)

A-LI

A-ID

A-B

A-CO

P

P

C

∅

∅
P

C
C

∅
P

∅
∅

P

P

P

P

P
P
P
P
P
P
P
P
∅
P
P
∅
P
P
P
P

P
P
P
P
P
P
P
P
∅
P
P
∅
∅
P
P
P

C
C
∅
C
∅
∅
P
P
P
C
C
P
P
∅
∅
P

C
C
∅
C
∅
∅
∅
C
∅
∅
∅
∅
∅
∅
∅
∅

P
P
P
C
∅
P
∅
C
P
C
C

P
C
C
C
C
C
C
C
P
C
P

∅
P
P
C
∅
C
∅
∅
∅
P
C

∅
∅
C
∅
∅
∅
∅
∅
∅
∅

2
Including Boat building or repair. Inert Gas and Rare Earth Processing or recycling, Blacksmith shop or welding
shop, Pharmaceutical manufacturing and compounding, Plastics manufacturing, Plating or replating, Pottery
manufacturing, Sign shop,
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Use
Retail establishments3, excepting the following uses:
Antique, rare or unusual auto restoration.
Automobile parts store.
Bicycle store.
Big box. Any single retail space (limited to permitted retail
uses in the associated district) with a building footprint of
equal to or greater than seventy-five thousand (75,000)
square feet.
Blueprinting, printing, lithograph, publishing or photostating.
Building materials sales yard, including the sale of rock,
sand and gravel as an incidental part of the main business but
excluding concrete mixing.
Department store.
Drive-up banks/savings and loans/drive-in restaurants
Drugstore.
Establishments primarily supplemental in character to other
permitted principal uses, such as: Pharmacy, apothecary
shop, sale of correction garments, prosthetic devices and
optical goods.
Filling (gas) station/convenience store
Furniture store.
Gift shop, bookstore
Grocery store.
Jewelry store.
Liquor store.
Lumber Sales and enclosed storage
Photographic shop.
Plant nursery with growing area.
Recreational vehicles and camper sales.
Restaurants, taverns, micro-breweries
Retail sales directly related to but clearly incidental to a
primary manufacturing, assembly, or contractor use provided
the retails sales area does not exceed either ten (10) percent
of the gross floor area of the primary use or one thousand
(1,000) square feet, whichever is less. Retail sales is defined
as transactions involving good purchased by the ultimate
consumer for personal or household use.
Seasonal art festival, Farmers market or event space.
Sign manufacturing.
Solar equipment assembling or manufacturing.
Swimming pool sales office, including display pools and
equipment storage.
Wholesaling or warehousing operations.

3

A-LI
C
C
P
∅
C

A-ID
∅
∅
∅
∅
C

A-B
P
P
P
P
C

A-CO
P
C
P
P
P

P
P

C
C

P
C

P
C

∅
∅
∅

∅
∅
∅

C
C
C

P
P
P

∅

∅

P

P

P
∅
∅
∅
∅
∅
P
∅
P
P
∅
P

∅
∅
∅
∅
∅
∅
∅
∅
∅
∅
∅
P

P
P
P
C
P
P
C
P
C
P
P
C

C
P
P
P
P
P
∅
P
∅
C
P
P

C
P
P
P

C
P
P
P

C
P
C
C

C
∅
∅
C

P

P

C

∅

Including but not limited to the sale of food, beverages, dry goods, drugs, furniture, appliances, hardware and
clothing, awning or canvas , auction gallery, art and art supplies, boat sales, carpet and floor covering, craft shop
conducted in conjunction with retail business, hardware store, import/export shop, motorcycle sales, plant sales
incidental to retail, sporting goods, shoe store, tire shop including recapping
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Use
Services uses4 excepting the following uses:
Amusement park.
Animal Sales and Service including commercial kennels,
grooming and pet stores, veterinary services.
Assembly, service and repair as an accessory use to a retail
or wholesale business (such accessory uses may not exceed
25% of the floor area of the business)
Auto body shops/painting booths
Automated or coin-operated carwash.
Bars and cocktail lounges
Broadcasting station and studio, commercial; commercial
radio or television, not including sending or receiving
towers.
Churches and places of worship (temporary five (5) years).
Commercial automobile parking lot or garage.
Commercial laundry or dry cleaning plant
Contractor, general or subcontractor.
Day care center.
Emissions testing facility.
Equipment storage.
Health and fitness studio (limited to six thousand (6,000)
square feet of gross floor area).
Internalized Personal or community storage units/ministorage units
Mortuary (with or without crematory)
Motion picture production.
Motor freight shipping center
Outdoor commercial recreation
Recyclable material collection center.
Recycling Hazardous Substances Center
Television or radio sending or receiving tower.
Temporary buildings for uses incidental to construction
work, which buildings shall be removed upon completion or
abandonment of the construction work.
Transportation centers: bus, taxi
Unoccupied recreational vehicle, boat or automobile storage
- outdoors.
Wholesale sales of any commodity allowed as retail sales in
the City of Rifle.
Other uses.
Accessory buildings.
Wireless communications facilities.

4

A-LI
C
P

A-ID
∅
∅

A-B
P
∅

A-CO
P
C

P

P

P

P

P

P

P
P
∅
P

∅
∅
∅
∅

P
P
C
P

∅
P
C
P

∅
P
P
P
∅
P
P
∅

∅
C
P
∅
∅
C
P
∅

P
P
C
P
C
P
C
P

P
P
C
C
P
C
C
P

P

∅

P

∅

P
P
P
C
P
C
C
P

∅
∅
∅
∅
P
C
C
P

∅
P
P
P
C
∅
∅
P

C
P
∅
∅
C
∅
∅
P

C
P

C
C

P
∅

P
∅

P

P

C

C

P
C

P
C

C
C

C
C

Including but not limited to automobile rental or leasing, automotive sales and service station, bowling alley, branch
post office, equipment leasing or sales, finance company office, financial institution, hotel, motel, indoor commercial
recreation facility, live entertainment, mortuary (with or without crematory), personal service outlets, including but not
limited to barber and beauty shops, child daycare, health and fitness studios greater than 6,000 square feet (gross floor
area), self- service and beauty shops, gyms and health clubs, self- service laundries, photographic studios, private
membership clubs, shoe repair, telephone answering service or telemarketing, theaters, auditoriums and places of
assembly.
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Sec. 16-19-240. – Zone District Zoning Requirements.
The provisions listed below amend those provisions contained in Sec. 16.03.440.
Zoning Requirements
Yard Setback
Front Yard (min)
Arterial
Collector
Local
Side Yard (min)
Rear Yard (min)
Sign Setback
Arterial
Collector
Local
Shared Driveway
Minimum Lot Area:
Coverage Ratio (max):
Floor Area Ratio (max):
Maximum Building
Height
Minimum Parking

A-LI

A-ID

A-B

A-CO

50 feet
25 feet
20 feet
10 feet
15 feet

50 feet
25 feet
20 feet
10 feet
15 feet

50 feet
20 feet
15 feet
10 feet
15 feet

50 feet
a
0,20 feet
a
0,15 feet
10 feet
20 feet

50 feet
25 feet
20 feet
20 feet
6,000 s.f.
60%
1.0
50 feet

50 feet
25 feet
20 feet
20 feet
36,000 s.f.
60%
1.0
50 feet

50 feet
25 feet
15 feet
20 feet
3,000 s.f.
60%
1.0
40 feet

Office Area:
1:300 (sf)
Non-office
(<10,000 sf):
1:1,250 sf

Office Area:
1:300 (sf)
Non-office
(<10,000 sf):
1:1,250 sf

1:300 (sf)

25 feet
25 feet
15 feet
20 feet
3,000 s.f.
60%
1.0
96 feet
8 stories
Office Area:
1:300 (sf)
Non-office
(<10,000 sf):
1:1,250 sf

a.
Note: Commercial property front yard set backs may be reduced to a minimum of 0 feet in
those circumstances where both the Design Review Board of the Property Owners Association of
Rifle Airpark and the City of Rifle Planning Director recommend the revised standard and that
standard is approved by the Planning and Zoning Commission.

Sec. 16-19-240. – Rifle Airpark PUD – Rezoning.
The rezoning of Rifle Airpark Planned Unit Development shall, upon favorable vote of the City
Council, be incorporated into this Article and the Zone District Map. Application for rezoning a
specific parcel or tract, or for a text amendment within Rifle Airpark PUD shall not result in the
review of any other provision of this Article.
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Division 3 Subdivisions
Sec. 16-19-600 – General Provisions
(a) For purposes of regulating the subdividing of Rifle Airpark, Chapter 16, Article IV will
apply unless otherwise noted in this Division.
(b) The subdivision of Rifle Airpark into Tracts identified within the Preliminary Plan for
Rifle Airpark will remain in effect.
(c) The subdivision of a tract into four (4) or fewer separate parcels, lots, sites, tracts or
interests for the purposes of supporting the economic development goals of the City are
defined as a “limited minor subdivision”.
Sec. 16-19-610 – Types of Subdivisions
In addition to the types of subdivisions identified in Sec. 16-4-10, two additional types of
subdivisions are created by this ordinance for Rifle Airpark:
A.

Limited Minor Subdivision

The Limited Minor Subdivision process is limited to subdivisions that affect less than four (4)
lots within a tract. Limited Minor Subdivisions are reviewed by the Public Works Director,
Planning Department staff and appropriate review agencies prior to approval or denial of the
amended plat by the Public Works Department, Planning and Development Department and
appropriate review agencies prior to approval or denial of the amended plat by the Planning
Director pursuant to the requirements of Section 16-5-130 of this Chapter.
A Limited Minor Subdivision process may be processed and approved for any lot or tract within
Rifle Airpark once in any calendar year. Such approval will ranted by the Planning Director and
may be appealed by members of the public or the applicant by….
B.
Major Subdivision
The Major Subdivision process shall apply as indicated in Section 16-4-20 with the following
modifications
Forthcoming

Division 4 Review Procedures
Sec. 16-19-700 – General Provisions
(a) For purposes of regulating the review of submittals affecting Rifle Airpark, Chapter 16,
Article IV will apply unless otherwise noted in this Division.
(b) The purpose of this article is to define the procedures associated with additional types of
reviews of land use applications within Rifle Airpark in this Article.
(c) No structure or building shall be built or added, through remodeling that adds more than
10 percent of building area, upon land in any zone district within Rifle Airpark until:
(i)
Development Review Board approval has been obtained as outlined in the
CC&Rs of the Rifle Airport Property Owners Association; and,
(ii)
Review and approval by the City of Rifle according to Chapters 16 and 18 of
the City of Rifle Municipal Code.
Sec. 16-19-710 – Types of Reviews
In addition to the review procedures identified within Article V of this Chapter, six additional
review procedures are adopted by this ordinance:
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A.

Oil and Gas Development

(1) Existing Development As Grandfathered Use.

The developer of Rifle Airpark has, prior to annexation and master planning of the
described property, made agreements with oil and gas developers to engage in exploration,
development, production and transmission of gas supplies. This section shall ratify the uses
developed upon the property developed for those purposes and accepts their use as conforming.
(2) Future Uses

Upon approval and adoption of this Article, oil and natural gas exploration, development
and production shall be permitted on approval of a special use application subject to Sec. 16-3270 and the provisions of Chapter 6, Article VI of this Code.
B.

Limited Minor Subdivision

(1)
The purpose of this Section is to provide procedures necessary to implement the
provisions of 16-19-610(1) where the City Council finds and determines that land use and
development is a matter of particularly local concern.
(2)
The applicant seeking approval of Limited Minor Subdivision shall submit to the
Planning Department a complete application consisting of those items specified in Article VI of
this Chapter. The application shall be accompanied by a survey of the boundary adjustment or
survey of the lot line to be dissolved, together with the proposed deeds effecting the adjustment or
dissolution. The survey shall, at a minimum, bear the certification of a registered land surveyor,
contain appropriate legal descriptions, state the name of the original subdivision, show the
existing lot line to be adjusted or eliminated, show the new lot line in the case of an adjustment,
and state thereon that its purpose is the adjustment or the dissolution of the lot line between
specific lots. The applicant shall also submit electronic drawings compatible with the City's GIS
system prior to approval of the application. The drawings shall be tied to the current City GIS
coordinate system, which has been established in UTM Zone 13. The files may be submitted via
e- mail, 31⁄2" floppy diskette, FTP or ZIP disk. The file must be submitted in one (1) of the
following formats: compatible CAD drawing (DWG or DXF), compatible shape file, or
compatible ESRI file format (e00 or PC ArcInfo coverage).
(3)
The Planning Department staff will determine if the application is complete. Incomplete
applications will not be accepted for review. If the application is complete, the Planning
Department staff will refer the application to relevant City departments, as well as utility
companies serving the property. The City departments and the utility providers shall have fifteen
(15) days to review the application and return comments and recommendations to the Planning
Department.
(4)
Within thirty (30) days of receipt of the complete application, the Planning Director shall
approve or deny the application. Approval shall be granted, provided that:
(a)
Uses within the created lot is compatible with the purpose and intent of the
specific zoning district in which it will be located;
(b) The use meets all setback, buffers from incompatible adjacent uses and other
requirements of its specific zoning district;
(c)
The applicant has all licenses required by this Code, including a sales tax license,
and by state law;
(d) Adequate off-street parking is provided to serve the use, and the use does not displace
the required off-street parking spaces or loading areas of the principal permitted uses on
the site or interfere with the flow of traffic;
(e)
The use is compatible in intensity, characteristics and appearance with existing
land uses in the immediate vicinity of the proposed location. Factors such as location,
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access, traffic generation, noise, light, dust control and hours of operation will be
considered;
(f)
Proposed lighting shall not glare onto adjoining properties or onto public streets;
(6) Appeals. Any administrative decision, including denials, suspensions and revocations of
Limited Minor Subdivision regulated hereunder, may be appealed to the Planning Commission
pursuant to this Code, whose decision may be appealed to the City Council pursuant to this Code.
(Ord. 2 §4, 2009)
C.

Expedited Site Plan and Building Review
Forthcoming

D.

Review of Changes in this Article
Forthcoming

Division 5 Application Submittal Requirements and Procedures
Sec. 16-19-800 – General Provisions
All submittals to the City of Rifle for purposes of zoning, conditional use, subdivision, site plan
and building must be accompanied by a letter from the Rifle Airpark Property Owner’s
Association (POA) Design Review Board approving the required design package for submittal
along with any supplemental materials required by the POA. Such approval shall indicate that the
submitted plans, designs, standards and details are in conformance with the CC&Rs and Design
Guidelines of the Rifle Airpark POA. Said approval shall not imply the adequacy of the submittal
package with respect to the City of Rifle.
Sec. 16-19-810 – Rezoning
Application submittal guidelines will conform to those required by Sec. 16-6-140 as well as
Submittal Guidelines For Rezoning adopted by the Rifle Airpark POA Board of Directors and
supplemental instructions provided by the POA Design Review Board.
Sec. 16-19-820 – Conditional Use
Application submittal guidelines will conform to those required by Sec. 16-6-130 as well as
Submittal Guidelines For Conditional Use Application adopted by the Rifle Airpark POA Board
of Directors and supplemental instructions provided by the POA Design Review Board.
Sec. 16-19-830 – Subdivision
Application submittal guidelines will conform to those required by Sections 16-6-150, 16-6-160,
16-6-170 and 16-6-150, as well as Submittal Guidelines For Subdivision Application adopted by
the Rifle Airpark POA Board of Directors and supplemental instructions provided by the POA
Design Review Board.
Sec. 16-19-840 – Site Plan and Building
Application submittal guidelines will conform to those required by Sec. 18-13-30 as well as
Submittal Guidelines For Site and Building Plan Application adopted by the Rifle Airpark POA
Board of Directors and supplemental instructions provided by the POA Design Review Board.
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Rifle Airpark Development Standards
Division 6 Development and Building Standards
Sec. 16-19-900 – General Requirements
Sec. 16-19-910 – Community Design Standards
Community design standards for Rifle Airpark are set forth in this Article, Division 6 and
will be extended and clarified through a separate process administered by the Rifle Airpark
Property Owners Association (POA) and their Design Review Board, as articulated in the CC&Rs
and Design Guidelines of the POA. No standard or process established by the POA will be
construed to limit the application and enforcement of the Design Standards enumerated herein.
Sec. 16-19-911 – Sign Standards
A. General Objectives
Signage will be considered an integral part of building
architecture and site design within Rifle Airpark. A
community sign program (CSP) will be included in the
Design Guidelines for Rifle Airpark for the planning area.
The CSP will emphasize building/complex/ project identity
rather than catering to individual tenant signage. The CSP
will be based upon a hierarchical branding strategy for the
entire project.
The CSP is considered a component of the design concept
for the site and building architecture. The size, proportion,
and scale of signs contribute to the overall quality of a
project when they can relate to building details rather than
compete with them (e.g. signs that extend above the roof
line, or cover architectural details, columns, or windows).
In most instances, signage will be designed in proportion
with respect to its size, location, and background. For
example, signs having size to background ratios of 1 to 4, or
1 to 3, tend to be in better proportion than signs having ratios
of 1 to 1, or 1 to 100. Further, signs will not exceed 80% of
their vertical/horizontal backgrounds.
The utilization of quality materials for signs is encouraged in
all instances. Durable plastics can be used for cabinet and
letter faces. Metal letters will last longer then those cut out
of Styrofoam, which are discouraged. Durable materials
shall be used for monument type and ground-mounted signs
so that they are not easily damaged.
Building mounted signs, on the other hand, are generally out
of reach, and can be fabricated from a wide variety of
materials. Color and material selection for signs should
related to the color scheme and texture of the building or
project materials rather than depend upon “high contrast”
factors in order to be effective.
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B. Specific Guidelines
(1) Common Area Signage

The Developer shall be responsible for maintaining a
consistent and well-developed package of signage providing
identity, primary information, traffic control and wayfinding
for the common areas within Rifle Airpark.
Monumentation

Monumentation will be placed at entry- and high-visibility
locations within the project. The monument signs will mirror
the project identity and retain elements of the site and the
Rifle community.
Street and directional signs

A hierarchy of signs will direct and control movement
throughout the community. The signage and directional
system will establish traffic control and provide directions to
districts within the project. Customized traffic control and
street signs will be installed following the project identity
guidelines. These signs will meet all legal requirements
while providing a unique visual look and feel, providing a
sense of continuity throughout the project.
Wayfinding

All pathways shall include a signage system to promote
wayfinding. Installed through out the project’s pedestrian
and bicycle corridors, this system will provide navigation
details to commercial centers and trailheads accessing the
project’s open space. The wayfinding system will also
provide alerts of grade changes, traffic conflicts, right of way
issues and points of interest.
(2) Community Signage Design Package

The developer, prior to the approval of the first Final Plat for
any tract within Rifle Airport shall present a Comprehensive
Sign Program for PUD to be included in the governing
Design Guidelines. The Design Guidelines for the
Comprehensive Sign Program may be altered by majority
vote of the Design Review Board of the Rifle Airpark
Property Owners association, and may vary from adopted
standards within Sec. 16-8-80 but must be reviewed prior to
adoption by the Planning Commission.
One freestanding company sign or complex identification
sign may be used for the street frontage of each lot. The
color, form and finish of the sign shall match or be
compatible with colors and materials used in the building
form. Building facades should incorporate an area for sign
placement, such as a recessed or projecting panel or a band
of smooth render on a rough render wall.
Signs on building walls shall be of colors, materials, size and
position appropriate to the façade. Appropriate techniques
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may include painting directly onto the surface or applying
three-dimensional letters directly to the surface. Painted
applied panels or illuminated sign boxes are strongly
discouraged unless carefully proportioned and colored to
match the façade.
Driveway entry signage to be of consistent specifications as
directed by the Development Review Board, and must
display Rifle Airpark logo.
Sky signs, pole signs, animated signs or bunting are
prohibited.
All proposed signage is required to be approved by the
Development Review Board.

Sec. 16-19-912 – Street Standards
The access and circulation system of Rifle Airpark is based upon a hierarchy of three levels of
streets within the plan area: arterial, collector and local streets. The following sections describe
the modifications to the existing City of Rifle standards proposed by the PUD.
Rifle Airpark Arterial & Collector Road Standards

Category
Typical Volume
Nominal Design Speed
Maximum Grade
Center Line Radius
Right Of Way
Lanes - min
Pavement Width
Lane Width
Ped/Bike Lanes
On street parking width
Curb Detail
No Curb

Sidewalk
- Profile
- surface
or
Sight Distance
- Stopping
- Intersection

Arterial
Performance
Standard
5,000 - 18,000
45 MPH
8%
350
100 feet
2 with
third turning
38
12-14-12 Initial
5 ft.
No
Rolled, 2 1/2 ft.
Min. 2-ft Gravel
Shoulder w/
roadside ditch
(3:1 max side slope)

Collector
Performance
Standard
2,750 - 7,000
35 MPH
8%
170
60 feet
2

Local
Performance
Standard
1,500 - 5,000
35 MPH
8%
150
50 feet
2

24
12-12 Initial
5 ft.
No
Rolled, 2 1/2 ft.
Min. 2-ft Gravel
Shoulder w/
roadside ditch
(3:1 max side slope)

24
12-12 Initial
5 ft.
No
Rolled, 2 1/2 ft.
Min. 2-ft Gravel
Shoulder w/
roadside ditch
(3:1 max side slope)

10’ Wide Multi-use w/
bike lane
Asphalt/Concrete
Stabilized Compacted
base course

6’ Wide Multi-use w/
bike lane
Asphalt/Concrete
Stabilized Compacted
base course

N/A
N/A
Stabilized Compacted
base course

375 feet
450 feet

250 feet
350 feet

250 feet
350 feet
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A. Arterial Streets
Arterial streets are designed to maintain the free flow of traffic at a relatively high rate of speed.
For industrial parks, this suggests that consideration must be given to a higher percentage of
vehicular traffic in the form of trucks and vans, requiring a number of performance standards
unique to this type of land use. A set of proposed performance standards for Rifle Airpark arterial
street sections developed by Sopris Engineering are included in Appendix A. These standards are
applicable for several segments of Airport Road and, in a modified form, for Runway Road.
B. Collector Streets
Collector streets are designed to provide a safe and convenient transition from local streets to
arterials. These internal road ways are subject to lower traffic volumes and therefore can handle
more complicated turning movements from driveway to road to driveway. The performance
standards for these streets are presented in the exhibit above. The design standards for the single
collector street corridor within Rifle Airpark are shown in Appendix A.
C. Local Streets
Local streets are designed to facilitate access into individual lots within a low level of traffic.
Turning movements, site distances and speed limits are lower reflecting this. Local street patterns
will be designed to mitigate issues of grade; a maximum grade of 8% shall be permitted within
Rifle Airpark. Shared use of bike lanes with pedestrians will be allowed to occur in front of the
curb and require that no on street parking will be permitted. The design standards for local street
segments within Rifle Airpark are shown in Appendix A.
D. Rural Roads
Rural roads are designed to amend the curb and gutter standards for all road types located on
County Roads 319 and 333. The primary purpose of rural roads is to carry traffic to and through
Rifle Airpark. The design standards for rural road segments within Rifle Airpark are shown in
Appendix A.
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Sec. 16-19-914 – Landscape Standards
Community Landscape Standards will be defined
and implemented through a detailed set of Design
Guidelines that will be established at the time of
the first plat. The standards for common areas
will be sensitive to the location within the project
and establish a hierarchy of treatments. Key
intersections will provide the opportunity to
establish major accents using patterns of trees,
shrubs and grasses.
Secondary accent points will be located
throughout the community serving to provide
opportunities for transition of land uses,
wayfinding and secondary entry points.
The following section presents the minimum
standards on which those standards will be
extended.
A. Standard Design Concepts
(1) Plant List.

The list of plants species approved for use within Rifle
Airpark is presented in Appendix B. This Approved List
may be amended by the Design Review Board of Rifle
Airpark with review by the City of Rifle Planning Director.
(2) Plat Size Standards

The following minimum standards will apply to the sizing of
all plantings within Rifle Airpark:
Plant	
  Size	
  Standards	
  
Deciduous shade trees
Deciduous ornamental trees
Deciduous multistemmed trees
Evergreen trees
Shrubs
Perennials/Ornamental Grasses

	
  
2 ½-inch minimum
2-inch caliper
10 gallon and/or 1-inch caliper
6- and 8-foot height
5 gallon
1 gallon

(3) Sight Distance Tree And Shrub Spacing

Trees and shrubs should be placed so as to be in
conformance with safe siting standards set forth in the
current edition of “A Policy on Geometric Design of
Highway and Streets”, published by the American
Association of State Highway and Transportation Officials.
(4) Specimen trees,

3-inch caliper deciduous or 10-foot tall evergreen shall be
used in informal groupings and rows at major focal points
such as project entries.
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(5) Monumentation

(a) Entry signage developed for Rifle Airpark will be
designed and installed by the project’s owner.
These designs will be reviewed and approved by
the City of Rifle Planning Director.
(b) Individual parcel Driveway Entry Signage
standards are established in Section 16-19-910
(2) above, substantially guided by the Design
Guidelines of Rifle Airpark.
Sec. 16-19-916 – Path and Sidewalk Standards
A. Pedestrian And Trails Plan
The performance standards of Rifle Airpark PUD shall
encourage and facilitate the movement of pedestrians and
non-motorized vehicles using a network of interconnected
sidewalks and/or pathways to connect individual parcels
with key community features. Those features shall include:
core commercial areas, the CMC campus, the Garfield
County Airport, and open space and recreational areas within
Rifle Airpark.
The pedestrian and trails standards shall extend within Rifle
Airpark in order to facilitate access to open space areas to
support hiking, mountain biking and other non-motorized
methods of transportation. The pedestrian paths should be
developed:
• So that those who use it feel comfortable following
the path and with minimal signage.
• In such a way that those who use it are safe from
industrial activities.
• In such a way that those who use it do not infringe
on adjacent land uses.
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Rifle Airpark Conceptual Trail Network
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B. Design Standards
The standards developed are designed to provide for pedestrian
and bicycle travel without creating built environments that are
under-utilized. Accordingly, bike paths shall serve pedestrians
as well on Local Streets within Rifle Airpark. The exhibits
provide profiles of the sidewalk and trail standards to be
utilized within Rifle Airpark. As discussed above, sidewalk
standards are to be implemented only for arterial and collector
streets.
Additionally, sidewalks constructed along arterial streets will
involve meandering pathways that are separated by grade and
horizontal offset from the street itself. Trail profile standards
shall vary according to the location of the trail although
construction standards shall be common throughout Rifle
Airpark. The table below provides conceptual profiles for the
various trail designs to be implemented within Rifle Airpark.
The location of pedestrian and biking pathways will be
provided as shown in the conceptual exhibit on the preceding
page and more specifically as shown by the Road Plan
presented in Section IV-1.

PATH AND TRAIL STANDARDS
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(1) Materials
(a) Hard Surface Trail

Hard surface trails shall be constructed from integrally colored
concrete pursuant to standards presented in the above table or,
upon the approval of the Public Works Director, asphalt.
(b) Composite Trail

Composite trails shall be constructed from compacted
aggregate and/or crusher fines with a top seal sufficient to
discourage erosion. Said standard shall be subject to review
and approval by the Public Works Director.

(2) Location Specific Solutions
(a) Urban paths

Path ways serving more urbanized or developed areas with Rifle Airpark serve
tenants and visitors wishing to access area businesses and commercial
destinations. Their location and design should facilitate pedestrians, wheel chairs,
bicycles and Segways. They must provide for grade separated separation from
automotive traffic.
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(b) Mid-block path crossings

On all road types other than arterials within Rifle Airpark, mid-block path crossings of road ways
are encouraged as a means of facilitating pedestrian flow and as a traffic calming feature.
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(c) Recreational trail amenities

The Rifle Airpark path and trail standards
call for the use of soft trail surfaces. These
trail implementations can be used by
pedestrians, wheeled vehicles and
maintenance vehicles provided a suitable
soil-locking treatment is used to maintain the
trail, discouraging erosion and dust. The
provision of trailside amenities such as
benches, wayfinding maps and shade
structures are encouraged.

d) Gateways

Gateway locations will be established at strategic points within Rifle Airpark.
Gateways may consist of trailheads, parking trailheads, or trail nodes. Each may
include:
• Parking
• Overhead shelter
• Seating
• Water fountain
• Accent paving
• Informational/directional signage
• Lighting
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(b On Parcel Design

Sec. 16-19-920 – Site Development Standards
The development standards for subdivision lot design and
configuration are a critical factor in establishing the
development forms that will occur within Rifle Airpark and
in facilitating the marketability of the property as it is
brought forward for development.
A. Perimeter Landscape
(1) Screening

All sites shall incorporate screening at their periphery.
Perimeter landscaping is considered a part of the required
landscaping and is not in addition. Screening shall be
implemented utilizing the following:
(a) utilize evergreen shrubs and native grasses that
are 30-36-inches high at maturity to create a
loose, informal landscape screen.
(b) provide evergreen trees at 4 trees per 100 lineal
feet of landscape area. Evergreen trees shall be
installed at a mix of 50% 6 foot in height and
50% 8 feet in height.
(2) Frontage Landscaping

Landscaping along street frontage shall be a
minimum of 10 feet deep from the back of curb and
incorporate one of the following:
(a) utilize minimum 12-foot planter along
street with a minimum 24-inch high
earth berm with 3:1 slope and
landscaping.
(b) utilize an opaque masonry wall of
approved materials that is a minimum of
36-inches high.
(c) lower the grade of the parking lot by 24inches in relation to the adjacent public
street.
(d) utilize a hedge or combination of shrubs
to create appearance of screening 36-inch height
maximum at time of planting.
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B. Site Design Standards
The development standards for subdivision lot design and
configuration are a critical factor in establishing the
development forms that will occur within Rifle Airpark and
in facilitating the marketability of the property as it is
brought forward for development. Exhibit 4-1 presents a
conceptual neighborhood representation of the principals
presented below.
(1) Site Character

(a) Natural amenities such as mountain views, drainage
ways, riparian corridors, and other natural features
(i.e., rock outcropping, mature trees, etc.) unique to
the site shall be considered in development
proposals.
(b) Buildings located along Airport Road shall present
their front elevation towards that major arterial.
Adjacent parcels shall share a driveway onto Airport
Road in order to minimize the curb cuts on this
arterial street.
(c) Buildings shall not be permitted to face their rear or
loading areas onto existing or planned amenities
(e.g., parks, open space, water features or public
right of way) unless visually screened or provided
with architectural articulation.
(d) Development of sloped properties shall generally
follow the natural contours of the land. Terraced
parking lots, stepped building pads, and larger
setbacks should be used to preserve the general
shape of natural landforms and to minimize grade
differentials with adjacent streets and with adjoining
properties.
(2) Land Use Buffering

(a) Noise, traffic, or odor generating activities and
hazardous activities shall be located adjacent to
similar activities on adjacent properties whenever
possible. These activities will not be located within
close proximity to sensitive uses (e.g., schools,
offices, etc.).
(b) Loading areas, access and circulation driveways,
trash and storage areas, and rooftop equipment shall
be visually screened.
(c) Adjacent education, retail, office and industrial uses
shall be as segregated as is necessary to maintain a
harmonious business environment. This may be
achieved with masonry walls, landscaping, berms,
building orientation, and activity limitations.
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(d) When adjacent industrial and other business or
educational uses can mutually benefit from
connection rather than separation, applicable
connective elements such as walkways, common
landscape areas, building orientation, and unfenced
property lines shall be employed.
(e) Window orientation and materials in commercial or
educational buildings shall preclude a direct line of
sight into adjacent industrial property through the
use of screen walls, landscaping and/or window
placement.
(f) Evergreen trees shall be planted to screen parking lots
and non-residential building walls to provide a
visual barrier between non-industrial and industrial
uses. In no instance shall evergreen trees be planted
further apart than 30 feet on center.
(3) Building Placement

(a) On commercial and office sites 3 acres and larger, a
minimum 15% of the total primary building frontage
shall be located at or near the front setback line.
Such siting, together with landscape treatment,
reinforces and strengthens the streetscape, and helps
to screen off -street parking areas.

Provide Building At Street Edge
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(b) Corner buildings shall have a strong tie to the setback
lines of each street. This does not preclude angled or
sculpted building corners, or an open plaza at the
corner.
(c) Active building elevations with public access or
windows shall face public streets. Loading areas
shall never face public streets, except for industrial
buildings adequately screened by a mix of evergreen
and deciduous tree.
(d) Multiple buildings in a single project must
demonstrate a positive functional relationship with
one another. This creates opportunities for plazas
and pedestrian areas while preventing long “barracklike” rows of buildings. When clustering is
impractical, a visual link shall be established
between buildings. This link shall be accomplished
through the use of an arcade system, trellis,
colonnade or other open structures.
(e) Buildings along transit routes shall have an entrance
oriented toward transit stops for convenient access
by transit passengers.
(f) Open space areas shall be grouped into usable,
prominent landscape areas, rather than equally
distributing them into areas of low impact such as at
building peripheries, minimal side yard setbacks,
behind a structure, or to areas of little impact to the
public’s view. The intent is to provide usable open
space within a complex of buildings or project, and
shall not be required with every building or project
nor shall every area of surrounding buildings or
projects to be usable space.
(g) Site design shall place buildings so that outdoor
seating areas are created. The space between
buildings can be used as outdoor seating areas on the
site. These spaces shall have clear, usable shapes
that are not simply left over areas between buildings.
This standard does not require that all spaces
between buildings be designed as outdoor seating
areas.
(h) Loading facilities shall not be located at the front of
buildings where it is difficult to adequately screen
them from view. Such facilities are more appropriate
at the rear of the site. Industrial loading facilities
shall be reviewed on a case-by-case basis by the
Developer or authorized Design Review Board.
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(4) Trash/Loading/Storage Areas

(a) All trash and garbage bins shall be stored in an
enclosure, approved by disposal services and the
Developer or authorized Design Review Board.
(b) Trash enclosures shall allow convenient access for
each tenant.
(c) Trash enclosures shall be constructed to be
architecturally compatible with the project. All trash
enclosures shall be treated with anti-graffiti material.
The trash enclosures shall be constructed of
substantial building materials used in the design of
the building(s). Gates shall be constructed of durable
materials that screens at a minimum of 80% of the
view into the trash enclosure. Wood or chain link
gates shall not be allowed.
(d) Trash enclosures must include provisions for
concrete pads or appropriately designed asphalt
sections in front of the enclosure. The area in front
of the trash enclosure shall be a minimum of 6 feet
to reduce pavement damage from disposal trucks.
(e) When non-industrial buildings are adjacent to
industrial properties, loading and delivery shall be
planned to occur on the side of a building away from
non-industrial buildings. Loading and delivery areas
shall not be located in a required setback area.
(f) A loading area shall be provided for each
freestanding restaurant site or other accommodations
made.
(g) Loading docks shall not be directly visible from a
public street. Screening shall be complete (if
landscaping is used then 80% landscape screening
within 3 years) and shall match the design of the
building. Industrial and warehousing land uses shall
be evaluated on a case-by-case basis, approved by
the Developer or authorized Design Review Board
(h) Truck maneuvering/circulation areas adjacent to nonindustrial properties shall be designated to prohibit
trucks from parking and idling in these locations,
except in approved loading spaces or docks.
(i) Outdoor storage shall only occur within code
permitted storage areas that are permanently
screened from view.
(j) Required parking or loading areas shall not be used
for outdoor storage (or merchandise).
(k) Chain link fencing may not be used for outdoor
storage on an industrial lot where it is not visible
from public streets, on-site major circulation aisles,
adjacent residential uses, or pedestrian areas.
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Unacceptable Screening

(5) Utility And Mechanical Equipment

(a) Utility equipment such as electric and gas meters,
electrical panels, and junction boxes shall be located
in a utility room within the building, or screened
from view of pedestrian areas to the extent possible.
(b) Transformers should never be the dominant element
of the front landscape/setback area to extent
possible. The intent is to soften the effect or draw
one’s eye away from the transformers, by using
landscaping or structural components.

(c) All utility lines from the service drop to the site shall
be underground.
(d) All mechanical equipment (such as compressors, air
conditioners, antennas, pumps, heating and
ventilating equipment, emergency generators,
chillers, water tanks, stand pipes, solar collectors,
satellite dishes and communications equipment, and
any other type of mechanical equipment for the
building) shall be concealed from view from public
streets and neighboring properties.
(e) All screening shall be architecturally compatible
with the project. Alternative methods shall be to the
approval of the Developer or authorized Design
Review Board.
(f) Mechanical equipment shall not be located on
the roof of a structure, unless the equipment
can be hidden by building elements that were
designed for that purpose as an integral part of
the building design. Hidden is defined as when
not visible at 5 feet above ground level.
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(6) Drainage Facility Standards

(a) It is the goal of the developer to cause a regional drainage facility to be developed as
indicated by the Master Drainage Plan for Rifle Airpark. The design review and
permitting of this facility will be undertaken through a separate joint application to the
City of Rifle.
(b) In the event that a regional drainage facility is not developed at the time of final plat of a
tract or parcel within Rifle Airpark, the responsibility of constructing and maintaining on
site drainage control structures shall fall to the property owner/developer. The following
design standards will be imposed upon all on-site drainage control facilities;
(i) Generally, the detention and retention basins are utilized to serve four main
functions:
(ii) To restrict the peak discharge from a development area to a level no greater than that
discharging from the area prior to the development, i.e. by attenuating the runoff
hydrograph;
(iii) To reduce peak discharges in downstream major flow paths;
(iv) To reduce the potential for scour and sediment transportation in downstream flow
paths;
(v) To reduce downstream pollutant transport.
(vi) Notwithstanding the above, care needs to be taken in the design of these basins to
ensure that downstream conditions are not exacerbated by their installation. Problems
may include:
(vii)
The creation of co-incident peaks with downstream tributaries or where parallel
basins are installed;
(viii) Extended periods of inundation especially for more frequent flood events.
(d) On-site drainage facilities shall be located and constructed according to the minimum
standards:
i. Trees may be used on basin side slopes, bottom, and periphery. They may not be
planted in flow channels.
ii. Shrubs may be planted on basin side slopes (both above and below the flood
zone), in the periphery, and with special precautions, in the basin bottom. They
may not be planted in flow channels.
iii. The "flow channel" shall be defined as "Constructed drainage ways which are
required in order to convey storm water flow" and landscaping shall be
prohibited in these areas,
iv. In addition, landscaping is also prohibited in the following locations:
• Detention/retention basin sediment traps,
• Any area within a 20' radius of the detention/retention basin inlet or
outlet as measured from the edge of the structure, and
• A 12' physical access corridor adjacent to the inflow channel and within
the 16' access easement for maintenance purposes.
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Sec. 16-19-930 -- Building Standards
A. Building Design
This section provides general design principals and goals that are applicable to non-residential
projects including retail, service, industrial and office uses. This section provides the basic
concepts for the creation of good community design and quality development. These general
standards are to be used in conjunction with more specific standards for specific development
types presented in this ordinance as well as the Design Guidelines for Rifle Airpark.
The goal for the Rifle Airpark is to add a degree of design
sensitivity to the architectural expression for the property.
The overall character and quality of the Airpark, which will
have a significant focus on industrial uses, can raise the
quality of the built environment by acknowledging and
incorporating thoughtful design elements.
Key Design Elements
For the Rifle Airpark, the desired design direction will focus
on these core elements of design integrated with a
contemporary design style that builds on the quality and
character of the Encana Academic Center of the Colorado
Mountain College. The Encana Center incorporates many
design elements that can be utilized throughout the Rifle
Airpark. The same range of key design elements that have
been successfully integrated into the agrarian precedents of
the region, which is encouraged as the dominant theme for
architecture in Rifle Airpark. Examples of these key
elements with contemporary applications include the
following:
• Massing
• Proportion
• Scale and form
• Patterns and texture
• Shade and shadow
• Color
(1) Building Materials

The range of building materials that are appropriate for the
airpark may include the following:
• Concrete
• EFIS
• Steel
• Metal Panels
• Glass
• Wood
• Composite recycled products

Page 43

(1) Focal Buildings and Background Buildings

Within the context of the design direction (including
materials, elements and style), these guidelines establish
conceptual locations within the Airpark property where
special focus should be identified for a higher degree of
design. Rifle Airpark design guidelines shall be organized
with both Focal Buildings and Background Buildings.
Foreground Buildings

1. Should have a presence along the street front through
appropriate design expression.
2. Building massing should be broken down in order to limit
singular large massing. This can be accomplished through
several techniques including:
• Incorporation of multiple materials on public facing
building facades
• Limit large unarticulated building elevations by
incorporating shed roofs, window
treatments, etc.
• Inclusion of a color palette that
compliments the setting and
context
• Integration of room treatments that
break-up the size and scale of
building mass
• Articulation of entry ways with
building design features that
compliment the pedestrian scale
• Incorporation of glass in the
elevation in order to provide the opportunity for
nighttime building clarity and identity.
• Strategic injection of landscape, signage and site
design that is appropriate for the setting
3. Parking, service and other associated industrial uses
should be creatively screened to limit visual clutter.
Background Buildings

1.
Should elevate the quality of simple metal buildings
or tilt-up concrete buildings through sensitive color palettes
2.
Incorporate entry ways with building design features
that compliment the pedestrian scale
3.
Parking, service and other associated “industrial
uses” should be creatively screened to limit visual clutter
4.
Strategic injection of landscape, signage and site
design that is appropriate for the setting
The Building Typology Diagram on the following page
identifies a framework for considering the desired quality
and character of key building locations throughout the
property. This diagram shall guide the review of building
development proposals within Rifle Airpark
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(2) Building Height

(a) Building heights shall address sunlight penetration,
ventilation, and protection from prevailing winds,
enhance public views and minimize obstruction of
view from adjoining structures.
(b) As height increases the distance from surrounding
single story uses shall increase. An example of a
staggered setback is the third and fourth floors that
are set back an additional distance from the building
perimeter.
(3) Building Massing

Building massing is defined in these Development Standards
in terms of coverage and floor area ratio. Coverage refers to
the ratio of the size of the footprint of the building to the
total parcel size. Floor area ration (FAR) refers to the ratio of
the total square feet of the building area including all
common area to the total square feet of the parcel on which
it sits.
(a) The coverage of any building shall not exceed 60
percent and may be further limited by other
standards such as required parking, setbacks, and site specific open space requirements.
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(b) The set back from front, side and rear lot lines
provide for access and public safety as well as
defining the urban form of Rifle Airpark. The
standards for the various building types are
presented below.
(c) An absolute height limit of 8 stories will be imposed
within Rifle Airpark. As building height exceeds 4
stories, additional consideration shall be given to
maintaining integration between parking, common
areas and building entrances. In addition:
(i) Generally, mid-rise buildings should be located at
major road intersections or neighborhood
‘nodes’ and preferably adjacent to public open
space. Mid-rise buildings should reinforce the
prominence of these locations through
appropriate massing, setbacks, building design,
and open space treatments.
(ii) Mid-rise buildings should face adjoining streets
and frame the adjoining public open spaces (i.e.
courtyards, gardens, etc.).
(iii) Active facades and ground level uses such as
retail commercial or habitable living areas
should be provided.
(iv) Entrances should be oriented directly to the
street and be accessible from public sidewalks.
(v) Surface parking should be located to the rear of
buildings.
(4) Exterior Walls

(a) Buildings should be designed to avoid a “box-like”
appearance. Articulation can be horizontal and
vertical on walls. There shall be no long expanses of
flat wall planes, vertically or horizontally exceeding
50 feet, unless approved by the Developer or
authorized Design Review Board (DRB). Acceptable
methods for articulation shall include the use of
cornices or staggered parapet walls, horizontal or
vertical wall off sets, recessed or extended windows
and entries, covered arcades, use of color, material
changes or similar design elements.
(b) Design all exterior walls to be visually consistent
around the entire building. Blank wall architecture is
not permitted.
(c) Multiple buildings within a single project must be
designed to be compatible, with a unified appearance
using similar building materials, and having varied
texture, color or design.
(d) Building additions shall be designed to be consistent
with the existing building(s) by matching in terms of
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This

Not this

proportion, style, window and door styles and
openings, roofline, materials, color, and other
aspects of design.
(e) The following materials are not permitted as the
primary (the material used the most on the exterior
wall surfaces) exterior wall material:
(a) Corrugated reflective silver metal
(b) Corrugated fiberglass or plastic
(c) Asphalt shingles
(d) Unprotected wood
(5) Roofs

(a) The visible roof profile line shall not continuously
run more than 150 feet. Methods to change the roof
profile include horizontal and vertical off sets,
jogging and varying parapets, roof overhangs,
similar design elements.
(b) Mansard style roofs, canopies, awnings, cornices and
facade design shall be visually consistent around the
entire building perimeter.
(c) All roof top equipment, with the exception of solar
collectors or PV panels, shall be screened from
public view in a manner matching the architectural
style and materials of the existing building.
Mechanical equipment added to an existing building
shall comply with this provision and be reviewed
and approved by the Developer or authorized Design
Review Board.
(d) Roof drains, leaders and downspouts shall be
integrated into the exterior design of the structure.
(e) Corrugated reflective silver metal shall not be used as
the primary roofing material.
(f) Pitched roofs shall be considered, particularly in the
design of smaller buildings.
(6) Color

Color can dramatically affect the appearance of buildings
and should be carefully considered in relation to the overall
design of the building. Color can also affect the apparent
scale and proportion of buildings by highlighting
architectural elements such as doors, windows, fascia,
cornices, lintels and sills. The following standards apply:
(a) Large areas (no more than 50% of one exterior side)
of intense colors are not allowed.
(b) Bright or intense colors shall be used for accent only.
(c) Contrasting colors are recommended for overall color
scheme. A bright trim color is encouraged as it
enhances the general appearance of the building.
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Not permitted

Encouraged

(d) Minimize the number of color families appearing on
the building exterior.
(e) Articulate the different parts of the building’s facade
by use of color, arrangement of facade elements, and
change in materials.
(f) Exterior color elevations for all sides of building(s)
shall be provided along with the proposed building
materials as part of the initial project submittal.
(g) Colors shall be compatible with the colors of the
surrounding area.
(7) Lighting Standards

The purpose of establishing site lighting standards is to
encourage quality site lighting design while providing a
sense of safety and security by reducing excessive light
levels, light trespass, and glare. Standards for developing of
lighting are described below:
(a) The use of lighting should be integrally designed as
part of the built environment and should reflect a
balance for the lighting needs with the contextual
ambient light level and surrounding nighttime
characteristics of our community. Recommended
light level guidelines and uniformity ratios
established be the Illumination Engineering Society
of North America (IESNA), in the IESNA Lighting
Handbook (current edition), should be considered
when determining appropriate lighting design
solutions. All exterior lighting design requires the
approval of the Design Review Board (DRB).
(b) Lighting designs should be designed to minimize
glare, light trespass, energy conservation, and to
maintain Dark Skies. The lighting designers should
consider utilizing pre-curfew and post-curfew
lighting designs with automatic controls systems to
eliminate excessive light during inactive hours of
site and building operation.
(c) Full cut-off fixtures, mounting heights, and shielding
should be utilized to effectively control glare and
light trespass.
(d) Any exterior lighting designs shall take into account
all exterior lighting sources.
(e) Architectural lighting if proposed shall be included
with the DRB application. Architectural lighting if
proposed should only be utilized to highlight special
features. Lighting of expansive wall planes, towers,
and roofs or the use of architectural lighting that
results in “hot spots” should be avoided.
(f) Landscape lighting if proposed shall be included with
the DRB application. Landscape lighting should
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only be utilized to accent landscaping, be point away
from the property line, and fixtures shall contain
extension shields in minimize glare and light source
visibility
(8) Sustainability Objectives To Be Encouraged

This ordinance and the Master Plan for Rifle Airpark also
reflect Rifle Airpark’s recognition of the importance of
maximizing sustainability throughout the development. Care
is being taken to provide for the future with less reliance
upon fossil based fuels and natural resources, and
minimizing greenhouse gas generation.
The following details key aspects of sustainable objectives
that are recommended for consideration in the preparation of
plans for building construction:
(a) Water Conservation and landscaping:

•

•

•
•

Retention of rainwater to be required and
incorporated into building design to enable on-site
recycling for internal uses where alternatives to
potable water can be acceptable (i.e. toilet flushing
or landscape use)
Low volume irrigation systems to be installed across
the site with computer controlled nighttime
watering.
Drought-tolerant native plants to be prioritized in
landscaping design
Minimizing impervious areas. Porous surfaces to
maximize on-site filtration Stormwater run-off and
overland flow through the estate will be managed by
on-site retention and water quality treatment before
entering the natural drainage system.

The City of Rifle’s policy calls for a ‘reduction on the
impact of storm water on rivers and catchments”. Rifle
Airpark responds to this requirement by integrating
stormwater management into the landscape.
(b) Energy Efficiency

Built form to reinforce and compliment sustainability
objectives. Buildings to include passive solar design
elements to encourage optimal site orientation, together with
natural ventilation systems to reduce dependency upon
artificial heating and cooling.
• Buildings to be orientated to maximize natural light
and give further reductions in energy consumption.
• Buildings to incorporate renewable energy systems
• Landscape plans to include types of vegetation to
assist the reduction of energy use such as deciduous
trees on the north side of buildings.
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•

Installed electrical equipment to adopt, to the extent
practical, Energy Star standards.

Sec. 16-19-932 – Fencing/Screening

Fencing along street boundaries forward of the landscape
setback is discouraged.
A fence or feature wall may be constructed within the front
building setback provided the structure is no more than 3
feet in height, and is constructed of approved materials.
Where a lot has a side boundary to a street, fencing to the
street boundary shall be a maximum of 6 feet high and set
back from the side street boundary by at least 10 feet to
allow for landscape requirements.
Fencing along side & or rear boundaries (not having street
abuttal) is to be a minimum of 6 feet high and a maximum of
7 feet high.
Encouraged fencing materials include:
• materials to match the walls of the building
• living materials
• wood or steel pickets
Encouraged screening materials include:
• color bonded sheet metal in earthy tones
• materials to match the walls of the building
Discouraged materials include:
• galvanized chain wire fencing
• corrugated iron
• cement sheet

Sec. 16-19-934 – Parking and Loading Standards
A.

Intent

Parking standards for the Rifle Airpark PUD have been adopted and adapted from the Rifle
Zoning Ordinance. The revised parking standards are presented in the sections below.
The Rifle Airpark PUD seeks to encourage reducing the transportation impact of the development
of major employment while maintaining for an adequate number of automobile and truck parking
places. In addition, the adoption of minimum truck loading standards will insure the usability and
sustainability of industrial areas (A-LI, A-I and A-AS) of the PUD.
B.

Parking Spaces Required.

(1) The number of parking stalls within zone districts A-LI, A-ID and A-B shall be;
(a) computed as 1 space for every 300 square feet of conditioned building area for
buildings with leasable or saleable bays of less than 10,000, or
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(b) If a building or structure has leasable or saleable bays of 10,000 square feet and less
than 20,000, the minimum off-street parking required is 1.0 space for each 1,250
square feet of gross floor area, or
(c) If a building or structure has leasable bays of 20,000 square feet or greater, the
minimum off-street parking required is 1.0 space for each 2,000 square feet of gross
floor area.
(2) For hotel and motel development within the A-LI or A-B districts, at least 15 percent of
the required parking area shall accommodate tractor/trailer combinations.
(3) The number of parking spaces required for any uses not covered within these standards
shall be determined and approved by the Director of Community and Economic
Development/Planning Director in conjunction with the then current standards
established by Sections 16-7-20 and 16-7-30 of the Rifle Land Use and Development
Code, Chapter 16, Section VII.
C.

Truck Loading Standards.

(1) Revisions in the number of spaces and dimensions for loading areas shall be approved by
the Planning Director for new non-residential buildings as needed and physical
conditions warrant.
(2) Truck loading spaces and the access and maneuvering areas serving loading spaces shall
be located on the same parcel as the activity served and must be exclusive of the area
used for required parking spaces. Truck turning templates should be used for design.
(3) Truck loading/unloading shall not take place on public streets and shall not interfere with
on-street traffic, parking or sidewalks.
(4) Loading areas should not dominate the street frontage, and should not directly face a
major street unless no practical alternative exists.
(5) Where loading docks or doors are located directly off abutting streets, the following
policy shall be used for truck maneuvering:
(a) If the abutting street is a major street where the curb-to-curb width is 72 feet or more,
the loading facility/dock/door, etc., shall be located so that a truck cannot use the
street as a means to maneuver in a backwards motion towards the unloading point.
This will require an unobstructed on-site minimum depth of 95 - 115 feet in front of
the loading area. Driveways shall not be placed to line up with the loading docks.
(b) On industrial service roads (streets 40-48 feet curb-to-curb), truck maneuvering can
take place within the street area, and the driveway may be lined up with the loading
dock. A truck parked at the loading point shall not project into the public right-ofway. A minimum of 65 feet shall be unobstructed and provided in front of the
loading area.
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D.

Parking Lot Design Standards

(1) Circulation for vehicles in a parking lot must be
within the property and cannot use a public street to
move from one portion of the parking lot to another.
(2) Minimize aisle intersections and dead ends.
(3) Parking lots containing over 125 parking spaces shall
be designed with a clear hierarchy of circulation:
major entry drives with no parking; all major
circulation drives with little or no parking;
designated pedestrian walkways; and then parking
aisles for direct access to parking spaces.
(4) No more than 10% of the required parking shall be
located in the rear service area of a project site and
this shall be limited to employee parking.
(5) Parking lots shall be separated from buildings by a
landscape strip or a combination of a landscape strip
and sidewalk at least 6 feet wide. If using only a
landscape strip, it must be a minimum of 5 feet
wide. Wheel stops shall also be provided to prevent
overhang of vehicles into the landscape strip.
Walkways shall be a minimum of 4 feet wide when
using wheel stops to prevent vehicular overhang, or
a minimum of 6 feet wide when not providing wheel
stops. Parking aisles or spaces directly abutting the
building are prohibited.
(6) For commercial centers, shopping cart corrals shall
be provided in parking lots for customer drop-off.
E.

Site Entry Design Standards

(1) In parking lots with over 125 parking stalls, a main
entry drive shall extend from the public street to the
front cross aisle and shall:
(a) include a minimum 4-foot wide sidewalk from
the street to the front cross aisle on at least one
side.
(b) include 10 foot wide landscaped parkways on
each side.
(c) contain no parking stalls along the entry drive.
(d) include a minimum 7-foot wide enhanced paving
crosswalk to delineate the pedestrian crossing at
the public sidewalk.
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(2) In all parking lots there shall be adequate queuing
distance off the street to prevent backing up onto the
street.
F.
Landscaping Requirements For Parking Lots
(Over 125 Spaces)
(1) In parking lots with over 125 parking spaces, the
following landscape/design standards shall be
incorporated.
(a) Create large planting islands at the ends of
parking rows that are a minimum of 300 square
feet for double loaded parking and 150 square
feet for single loaded parking, with a 9 foot
minimum interior width. They shall be planted
with shade trees, low shrubs and/or ground
cover. A 6-inch high curb on all sides shall
protect them.
(b) Provide interior planting islands between parking
spaces. The planting islands shall be a minimum
of 300 square feet for double loaded parking and
150 square feet for single loaded parking and be
protected by a 6-inch high curb. The planted
area should be at least 9 feet wide (interior).
(2) Parking lots shall include landscaping that accents
the driveways from the street, frames the major
circulation aisles, and highlights pedestrian
pathways.
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G.

Parking Lot Lighting

(1) Parking lot lighting is required for public safety; such
lighting facilities shall be located, with hoods
provided and adjusted, so as to preclude the direct
glare of the lights from shining directly onto
adjoining property or streets.
(2) The height of parking lot lighting shall not exceed 27
feet from grade of parking lot or the height of the
tallest building on the site, whichever is less.
(3) The parking lot lighting poles shall be decorative,
complementary and consistent with the architecture
of the project.

H.

Site Access/Egress Standards

Developments that are required to provide over 125 parking stalls and are located on an
arterial or larger road designation shall coordinate access/egress points with median
openings and existing driveways on the opposite side of the roadway, except for rightin/right-out points. Final locations shall be subject to review and approval of the Design
Review Board and the City of Rifle City Council through Site Plan Review.
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Category
Typical Volume
Nominal Design Speed

Arterial
Performance Standard

Collector
Performance Standard

Local
Performance Standard

5,000 - 18,000

2,750 - 7,000

1,500 - 5,000
35 MPH

45 MPH

35 MPH

Maximum Grade

8%

8%

8%

Center Line Radius

350

170

150

Right Of Way (Min)

100 feet

60 feet

50 feet

Lanes - min

2 with third turning

2

2

38

24

24

12-14-12

12-12

12-12

Ped/Bike Lanes w/ Curb & Gutter
(includes 2' gutter pan)

5-ft

5-ft

5-ft

Ped/Bike Lanes w/ out Curb & Gutter

4-ft

4-ft

4-ft

Pavement Width
Lane Width

On street parking width

No

No

No

Rolled, 2 1/2 ft. or

Rolled, 2 1/2 ft. or

Rolled, 2 1/2 ft. or

Min. 2-ft Gravel Shoulder w/ roadside
ditch (3:1 max side slopes)

Min. 2-ft Gravel Shoulder w/ roadside
ditch (3:1 max side slopes)

Min. 2-ft Gravel Shoulder w/ roadside
ditch (3:1 max side slopes)

- Profile

10' Wide Multi-use w/ bike lanes

6' Wide Multi-use w/ bike lanes

N/A

- surface

Concrete

Concrete

N/A

Stabilized Compacted base course

Stabilized Compacted base course

Stabilized Compacted base course

Curb Detail
No Curb
Sidewalk

or
Sight Distance
- Stopping

375 feet

250 feet

250 feet

- Intersection

450 feet

350 feet

350 feet
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IV.

INFRASTRUCTURE PLANS AND IMPLEMENTATION

The application is based on the results of engineering analysis and design for the
infrastructure required to support Rifle Airpark. The analysis and design was conducted
and or coordinated by Sopris Engineering, Carbondale, CO. Presented in the following
sections are specific analysis and recommended design for Rifle Airpark’s infrastructure.
The objective in developing infrastructure plans for master infrastructure serving Rifle
Airpark was to establish that the PUD can be adequately served, that not major physical
or system-wide impediments exist to serve the build out of the PUD, and to establish the
basis for understanding the financial commitments that will be required of both the City
and the Applicants as the development proceeds.
The IXOOresults of the engineering work is available upon request.
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IV-1. Transportation And Streets Plan
Preliminary planning and street design was carried out by Sopris Engineering based
upon two guiding documents summarized below.

1.1

Master PUD Development Plan

Airport Land Partners Limited completed a PUD Development Plan in January of 2008
that was subsequently approved by the City of Rifle Commissioners in March 2008. This
PUD Development Plan established conceptual design standards for roadways and
associated path systems within Rifle Airpark. This PUD Development Plan provides
detailed standards that vary from and will, upon adoption, replace the existing Rifle City
Code with respect to conceptual design. All construction design standards and
requirements contained within the current City of Rifle Public Works Manual or
associated documents will pertain to work designed and carried out within Rifle Airpark
but can not override critical details of road and path system profiles.

1.2

Traffic Study

A transportation analysis was conducted by Kimley-Horn and Associates in January
2007 and updated in January 2010. The transportation analysis addressed the
transportation impacts of developing commercial and industrial uses within the 775-acre
mixed used Rifle Airport development. For traffic analysis purposes, the build out horizon
was assumed to be 2030. Analysis was completed for an interim 15-year 2022-horizon
year, along with the build out 2030 horizon year. Kimley-Horn’s subsequent update in
January 2010 clarified that a delay in start up beyond the originally contemplated 2007
start date would similarly extend the “interim” and “build out” date. The detailed findings
of the original report and the updated letter report are included in Appendix VII
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1.3.

Road Classifications and Descriptions

The road system within Rifle Airpark will be comprised of four levels of roadways:
arterial, collector, rural and local roads. The road segments corresponding to each of
these design standards are presented in the Road Design package prepared by Sopris
Engineering and which follows this section.

1.3.1 Arterial
Arterial streets are designed to maintain the free flow of traffic at a relatively high rate of
speed. For industrial parks, this suggests that consideration must be given to a higher
percentage of vehicular traffic in the form of trucks and vans, requiring a number of
performance standards unique to this type of land use. Airport Road and Runway Roads
are designated as Rifle Airpark’s two eventual arterial roads.
 Airport Road is the primary east-west road connecting Mamm Creek Road and
the Mamm Creek Freeway Interchange with the East Rifle Freeway Interchange.
This arterial is heavily trafficked west of the project due to the intensive
commercial and services development along Airport Road near the WalMart and
Grand River Hospital.
 Runway Dr - This paved road currently serves as the primary entryway to the
Garfield County Airport and receives limited traffic. With development at and
around the airport, this road segment could advance to the status of an arterial
road.

1.3.2 Collector
Collector streets are designed to provide a safe and convenient transition from local
streets to arterials. These internal road ways are subject to lower traffic volumes and
therefore can handle more complicated turning movements from driveway to road to
driveway. One collector road segment has been identified within Rifle Airpark that
connects the western-most intersection at Airport Road with Runway Road just south of
the Airport entrance.

1.3.3 Rural
Two rural-class roads are located within Rifle Airpark as described below.
• CR 319 - this road services a remote residential subdivision and a number of gas
wells, pumping stations and industrial buildings. The road is currently paved and
serving as a local road. The traffic on this road is less than 1,000 v.p.d. presently.
The road segment will be developed utilizing the Rural road standard designed
by Sopris.
 CR 333 - This road services an extensive gas production complex to the south of
Rifle Airpark. CR 333 will be developed and improved to the Rural road standard
spelled out in Sopris’ plans.

1.3.4 Local
Local streets are designed to facilitate access into individual lots within a low level of
traffic. Turning movements, site distances and speed limits are lower reflecting this.
Local street patterns will be designed to mitigate issues of grade; a maximum grade of
8% shall be permitted within Rifle Airpark. Shared use of bike lanes with pedestrians will
be allowed to occur in front of the curb and require that no on-street parking will be
permitted.
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Traffic Impact Study :

EXECUTIVE SUMMARY
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1.0 EXECUTIVE SUMMARY

An approximate 467-acre mixed-use industrial development known as Rifle Airpark is
proposed to be located along West Mamm Creek Road (CR-319)/Airport Road (CR-352)
generally between Rifle Silt Road (CR-346) and Mamm Creek Road (CR-315) in Garfield
County, Colorado. The project area is just south of the Garfield County Regional Airport. The
project is anticipated to include industrial uses, airport commercial uses, airport support uses,
and offices. It is expected that the Rifle Airpark development would be completed in entirety
within the next 25 years. For traffic analysis purposes, the buildout horizon year was assumed
to be 2037. Analysis was completed for interim 5-year 2017 and 10-year 2022 horizons, at the
request of the client, along with the build out 2037 horizon year. The interim 5-year horizon
corresponds to approximately 10 percent of the development employment, while the 10-year
horizon corresponds to approximately 30 percent of the total future employment projected for
the Rifle Airpark development.
The purpose of this study is to identify site-specific project trip generation for the Rifle Airpark
development, to identify roadway improvement needs, and to determine the appropriate
control at the future intersections that will provide adequate access to the development. This
traffic study has been prepared as an update to the traffic study prepared for this project in
2007. The City of Rifle identified the following intersections for incorporation and evaluation
within this study:
1. Westbound Interstate 70 Ramps and SH-13
2. Eastbound Interstate 70 Ramps and SH-13
3. Airport Road and SH-13/Taughenbaugh Boulevard
4. West Mamm Creek Road (CR-319) and Rifle Silt Road (CR-346)
5. West Mamm Creek Road (CR-319) and Airport Road (CR-352)
6. Runway Road/Hunter Mesa Road (CR-333) and Airport Road (CR-352)
7. Mamm Creek Road (CR-315) and Airport Road
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In addition the following internal project access intersections were included for study:
A. West Mamm Creek Road (CR-319) and West Collector 1/Local 1
B. Airport Road (CR-352) and East Collector 1
C. West Mamm Creek Road (CR-319) and Collector 3
D. Hunter Mesa Road (CR-333) and Collector 3
Regional access to the site is expected to be provided by two full interchanges with I-70. The
SH-13/Main Rifle Interchange exists to the northwest of the site and also provides access north
into the City of Rifle. The Mamm Creek Road (CR-315)/Garfield County Airport Interchange is
located to the northeast of the site. Primary access will be provided by Airport Road (CR-352),
West Mamm Creek Road (CR-319), and Hunter Mesa Road (CR-333). In the site vicinity,
Airport Road currently provides a single through lane of travel in each direction with a twoway left turn lane. Hunter Mesa Road and West Mamm Creek Road are north-south roadways
currently providing a single lane of travel in each direction. Hunter Mesa Road is currently
unpaved.

Along with site construction, a future east-west access road (Collector 3) is

anticipated to be constructed south of Airport Road. This future Collector 3 will have an
intersection with West Mamm Creek Road approximately 3,500 feet south of Airport Road and
an intersection with Hunter Mesa Road approximately 1,400 feet south of Airport Road. The
future Collector 1 access road is anticipated to be constructed north of and parallel to Airport
Road, and will intersect with Airport Road west of West Mamm Creek Road and also to the east
of Hunter Mesa Road.
By the 2017 5-year interim horizon, Rifle Airpark is expected to employ 670 people, which
would generate approximately 3,066 daily weekday trips. Of these, 353 trips are expected to
occur during the weekday morning peak hour, while 334 trips are expected during the weekday
afternoon peak hour. By the 2022 10-year horizon, Rifle Airpark may employ 2,400 people and
is anticipated to generate approximately 8,584 daily trips, of which 1,057 trips are expecting
during the morning peak hour and 939 trips are expected during the afternoon peak hour. At
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full build out (anticipated by the 2037 long term horizon), the development is expected to
employ approximately 8,610 people and generate approximately 28,394 daily weekday trips. Of
these, 3,172 trips are expected to occur during the weekday morning peak hour, while 2,642
trips are expected during the weekday afternoon peak hour.
Distribution of site traffic on the street system was based on the area street system
characteristics, existing traffic patterns, and the proposed access system for the project. The
distribution assumptions were discussed with City of Rifle staff. Based on these comments
received from the City, separate morning and afternoon peak hour distributions were prepared
due to the anticipated differences in arrival and departure patterns per time of day.
Assignment of the project traffic was based upon the trip generation described previously and
the distributions developed.
Based on the analysis presented in this report, Kimley-Horn has developed the following
recommendations based upon area background traffic growth, the proposed Rifle Airpark
project development and expected future traffic volumes:
Interim 2017 Development Recommendations
No improvements are anticipated to be needed at the study intersections or surrounding
street network based on background traffic growth and the addition of the 5-year traffic
volume from Rifle Airpark in the 2017 horizon.
Interim (2022) Development Recommendations
It is recommended that the Westbound Interstate 70 Ramps and SH-13 intersection (1)
northbound left turn lane be lengthened to 350 feet by the 2022 horizon year.
With or without the addition of project traffic, it is recommended that the westbound
approach to the SH-13/Taughenbaugh Boulevard roundabout with Airport Road (3) be
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reconstructed to allow two approach lanes. Presently, the westbound approach contains a
single left/through/right turn lane and a forced bypass lane to connect with the Interstate
70 eastbound on ramp. Existing traffic volumes indicate that this configuration does not
provide optimal traffic operations. There is only 12 percent of the approach traffic desiring
to turn right at this intersection and then right again onto Interstate 70 eastbound. This
requires the remaining 88 percent of the traffic to enter the roundabout in a single approach
lane. Therefore, it is recommended that the City work with CDOT to remove the median
and forced right turn bypass lane so that both lanes can enter northbound SH-13.

It is recommended that the intersection of West Mamm Creek Road (CR-319) with West
Collector 1/Local 1 (A) be signalized by the interim 2022 horizon year. The northbound and
southbound approaches should include separate 100-foot left turn lanes.
Full Build Out (2037) Development Recommendations
With or without Rifle Airpark project traffic, the westbound I-70 off ramp approach of the
intersection to SH-13 (1) will require a separate 200-foot left turn lane, a through/right turn
lane, and a separate 400-foot right turn lane. The off ramp may be wide enough today to
designate separate left and right turn lanes, which would benefit traffic operations. With
the addition of full build out project traffic, dual northbound left turn lanes onto the
westbound Interstate 70 ramp may be needed.

It is recommended that the westbound approach to the SH-13/Taughenbaugh Boulevard
roundabout (3) be constructed with three approach lanes. These lanes should have the
designation of one shared left turn/through/right turn lane, and two separate right turn
lanes.

The SH-13 northbound receiving lanes already contain three lanes, and this

configuration should match well with the Interstate 70 eastbound ramps intersection to the
north.
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It is recommended that the intersection of West Mamm Creek Road (CR-319) with Rifle Silt
Road (CR-346) (4) be signalized prior to the 2037 build out of Rifle Airpark. In addition,
West Mamm Creek Road is recommended to contain two westbound through lanes.

It is recommended that the intersection of West Mamm Creek Road (CR-319) with Airport
Road (CR-352) (5) be signalized by the 2037 long term build out horizon. In addition, the
left turn lane for westbound traffic should be constructed to a length of 200 feet.

It is recommended that the intersection of Airport Road with Runway Road/Hunter Mesa
Road (CR-333) (6) be signalized. In addition, separate left turn lanes are recommended on
each approach.

The northbound left will require a storage length of 250 feet, the

southbound left will require 100 feet, the eastbound left 100 feet, and the westbound left 300
feet.

It is recommended that the intersection of Airport Road with Mamm Creek Road (CR-315)
(7) be reconfigured so that Airport Road becomes the main through traffic volume
thoroughfare as traffic volumes increase from the airport and Rifle Airpark to the Mamm
Creek Interstate 70 interchange. It is understood that this improvement is currently being
considered by Garfield County. The intersection should be planned to be signalized and
include a 150-foot southbound left turn lane. Likewise, two southbound through lanes may
be needed to serve the anticipated traffic volume through this intersection in the 2037 long
term horizon.

The intersection of West Mamm Creek Road (CR-319) with West Collector 1/Local 1 (A)
which was recommended for signalization by 2022, is recommended to include a 150-foot
eastbound right turn lane in addition to 150-foot eastbound and westbound left turn lanes.
The northbound left turn lane is to be 250 feet and the southbound left 100 feet.
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It is recommended that with full build out project construction in 2037, the intersection of
East Collector 1 with Airport Road (B) be signalized. The improvements should also include
a 200-foot eastbound left turn lane and a 150-foot westbound right turn lane.

The intersection of W. Mamm Creek Road with Collector 3 (C) is anticipated to operate
acceptably with all-way stop control.

The intersection of Hunter Mesa Road (CR-333) with Collector 3 (D) is anticipated to operate
acceptably with stop control along the Collector 3 approach to Hunter Mesa Road. In
addition, a 100-foot southbound right turn lane may be needed.

It is recommended that West Mamm Creek Road (CR-319) be a five lane section providing
two through lanes in each direction through the intersection with Rifle Silt Road (CR-346)
(4) by the long term 2037 horizon. Depending upon development and intersection control
that occurs along Airport Road between SH-13 roundabout and this intersection in the
future, the City of Rifle may wish to plan that this roadway be a five-lane section through
the area.

It is recommended that West Mamm Creek Road (CR-319) and Airport Road (CR-352) be
paved three-lane roadways (as primarily exists today) providing a single through lane in
each direction with a two-way left turn lane, or designated left turn lanes at major
intersections and access locations.

It is believed that the north south access roadway of West Mamm Creek Road south of
Airport Road, Hunter Mesa Road, Collector 1, and Collector 3 will operate acceptably as
two-lane roadways.
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General Recommendations
The recommended key intersection lane configurations and control for the interim 2017,
interim 2022, and build out 2037 horizon years are illustrated in Figures E1, E2, and E3,
respectively.

During the field visit it was noted that the westbound approach to the Airport
Road/Taughenbaugh Boulevard roundabout with the bypass lane to the eastbound
Interstate 70 on ramp is designated with a directional sign. It is recommended if this
condition is to exist for some time into the future, that an “ONLY” be added to this sign so
that it is clear for westbound approaching drivers that if they enter that lane, they are
required to enter the on ramp and eastbound Interstate 70.

When signalization is identified within this study as improvements at key intersections,
single lane roundabout control could also be implemented if desired. Careful consideration
of the future control should be based on intersection location, roadway functional
classifications, and right-of-way availability.

All on-site and off-site signing and striping improvements should be incorporated into the
Civil Drawings, and conform to Garfield County, City of Rifle, and CDOT standards, as well
as the Manual on Uniform Traffic Control Devices 2009 (MUTCD).

Kimley-Horn and Associates, Inc.
096050001/Rifle Airpark Mixed-Use Development, Rifle, CO

Page 75

Page 7

70

Page 76

70

Page 77

70

Page 78

,9'rainage And Erosion Control
Sopris Engineering conducted the investigation, analysis and recommendations of
drainage and erosion control requirements for Rifle Airpark. Their report of findings is
found in Appendix II of this Submittal. The following section presents the Executive
Summary from their Drainage Report. The full report and supporting design documents
follow from there.

I.

Purpose of Report

Based on the location of this project and the proposed activity, the purpose of this
Drainage Report was to:
•
•
•
•
•

•
•
•
•

II.
A.

Provide a master drainage planning document for the Rifle Airpark Project
Demonstrate compliance to the drainage requirements outlined within the City of
Rifle’s Public Works Manual, dated November 2002
Estimate pre-development stormwater runoff flows for offsite drainage basins
entering the site
Estimate pre and post development stormwater runoff flow rates for onsite
drainage basins and individual tracts
Design and size a conceptual stormwater infrastructure system to convey offsite
and onsite flows through the subject property and provide adequate drainage
easements
Ensure that the proposed stormwater infrastructure works with existing and
proposed utilities
Estimate the 100-year floodplain of Dry Creek through the project
Estimate detention volumes for a regional detention facility
Estimate detention volumes for individual tracts

Introduction
Project Overview

This drainage report was prepared for master planning of the stormwater drainage
improvements associated with the proposed Rifle Airpark Planned Unit Development. The
Rifle Airpark is located south of the Garfield County Regional Airport, and will be annexed
into the City of Rifle. This report presents our findings and recommendations for stormwater
mitigation associated with the Master Planning of this project.
The proposed Rifle Airpark project consists of a mix of commercial, industrial, light industrial,
and open space land uses. Sopris Engineering, LLC has analyzed the project’s impacts
based on the proposed zoning for each tract and has designed adequately sized drainage
easements to safely convey stormwater runoff through the site.
Two stormwater detention options are evaluated within this report. The first option analyzes
the requirements for a regional detention facility. The proposed location of this facility is
within Dry Creek, immediately downstream from the proposed PUD and on property owned
by Garfield County. Agreements are underway that would dedicate this area as a perpetual
drainage easement to benefit the City of Rifle. The second option examines the detention
requirements for individual tracts rather than a regional facility. Since it is unclear which
direction the City of Rifle will pursue, both options are outlined within this study. Future
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upstream development has not been accounted for and will need to mitigate runoff within the
limits of their project.
Individual development plans for each tract have not been proposed at this time. It will be
the responsibility of any subsequent owner of these tracts to understand the stormwater
impacts on development and provide means for adequate stormwater conveyance through
the tract. Our evaluation and studies are based on the City of Rifle’s Public Works Manual,
Part III - Minimum Design Standards, Section 105 – Storm Drains and Irrigation as well as
Urban Drainage Flood Control District Manual.
StormNet software was used to estimate pre and post stormwater runoff, size stormwater
conveyance infrastructure as well as approximate the required detention storage for this
project. The appendices located in the back of this report contain stormnet output files
associated with this study.
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IV-3. Water Supply and Distribution System
Executive Summary
The Rifle Airpark Project consists of approximately 440 acres of development, which will include
industrial, light industrial, commercial and airport support land uses. The project is located south
of the Garfield County Airport and falls within the 1 MG Airport Water Storage Tank (AWST)
Service Area. The objective of this report was to determine what impacts the Rifle Airpark
Project might have on the City of Rifle’s existing water system within this service area. The
following is a brief summary of our findings:
Existing Demand: The existing demand for the AWST Service Area is comprised of the COGen Plant, an existing fire station south of the airport, CMC, Garfield County Airport and various
county buildings located on parcel (“Boot Parcel”) southeast of the airport. The total existing
demand for the service area was estimated at 275,345 gallons per day (gpd). The CO-Gen Plant
is responsible for the majority of this demand. The City currently has an agreement to provide
275 acre-ft per year to the CO-Gen Plant. This equates to approximately 245,000 gpd. The City
is interested in re-negotiating this agreement as the CO-Gen Plant’s demand is not consistent
and is taxing on the operation of the existing water system. The City also has an agreement to
provide 2,750 gpm for 2 hours to the Garfield County Airport for fire flow demand. The city has
agreed to increase this fire flow to 3,000 gpm for 3 hours once the water demand in the area is
great enough to support this type of water storage within the Airport Tank without creating water
quality issues.
Existing Water System: The 1 MG Airport Tank is located on a hilly outcropping on the west
side of County Road 333 approximately 0.7 miles south of Airport Road. This tank obtains
potable water from a 12” water main that serves the entire South Rifle Business Area. Water is
pumped up to the tank via the Airport Booster Pump Station (ABPS) which is located west of
Garfield County Airport along Airport Road. The ABPS is equipped with an emergency generator
and is capable of supplying 1,100 gpm of potable water to the Airport Tank and AWST Service
Area, or approximately 1.58 MGD. Based on the City of Rifle’s Public Works Department the
existing tank currently holds on average 250,000 gallons of water when the CO-Gen Plan is not in
operation and increases the volume by 125,000 gallons when the CO-Gen Plant is in operation.
Proposed Demand and Impacts to Existing Infrastructure: The ultimate water demands for
the AWST Service Area were estimated at 762,573 gpd and included the existing demands
associated with CMC, CO-Gen Plant, Fire Station as well as proposed demands for the Garfield
County Airport, Garfield County “Boot Parcel”, Grand River Development, a portion of Roan View
Development and of course Rifle Airpark PUD. The average demand on the ABPS to supply this
estimated demand is approximately 530 gpm. This is approximately one half the capacity of the
ABPS and therefore it was determined that no improvements to the ABPS would be required to
supply water to the Rifle Airpark Project and surrounding service area. The existing 1 MG Airport
Tank could however require an expansion in the future. The sizing criteria used in estimating the
potential storage requirements included emergency storage, fire flow storage and operational
storage. The resultant storage requirement to serve the entire AWST Service Area, at potential
build-out of the area, is 1,185,352 gallons. This implies that an additional 200,000 gallons could
be needed at some point. If re-negotiations between the City and the CO-Gen Plant are
successful and/or the actual future demands are found to be less than what was estimated in this
report a future expansion of the Airport Tank may not be required. It is recommended that the
City monitor the actual demands for this area as development commences to verify the actual
flows and to assist in determining when and if required storage is needed.
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IV-4. Wastewater Disposal Facilities System
Executive Summary
The objectives of this report were threefold and include: analyze the City’s existing sanitary sewer
system serving the South Rifle Wastewater Service Area, approximate the estimated wastewater
demand for the entire service area and finally to determine what impacts the Rifle Airpark Project as well
as projected development within the surrounding area might have on the City of Rifle’s existing
wastewater system. The following is a brief summary of our findings:
•

Existing System: The South Rifle Wastewater Service Area currently serves the following
areas: Garfield County “Boot” Parcel, Garfield County Airport, Colorado Mountain College
(CMC), Airport Fire Station, South Rifle Business Park and Rifle Village South. The main
interceptor trunk line begins as an 8-inch gravity line at the Garfield County property known as
the “Boot” parcel and extends west through Rifle Airpark PUD and Rifle Business Center
ultimately terminating as an 18-inch main at the South Rifle Lift Station. The sanitary sewer
system serving the Rifle Village South area connects to this interceptor main one manhole
upstream from the lift station. Once at the lift station these combined flows are pumped north
via a 6-inch force main, under Interstate 70 and the Colorado River, to the recently constructed
2 MG Rifle Regional Wastewater Reclamation Facility (RRWWRF). The 6-inch force main lies
within a 14” HDPE sleeve and is accompanied by a 4-inch force main that is currently not being
utilized. A 7.5 horse power pump is used to deliver the effluent to the RRWWRF.

•

Future Demand: It is anticipated that the future wastewater demand within the entire South
Rifle Wastewater Service Area will include additional development within the already served
areas as well as future development associated with the Rifle Airpark PUD, Taughenbaugh, and
Powers Ranch. The cumulative average daily flows projected for the entire service area was
estimated at 4,290 EQRs or approximately an average day demand of 1.1 MGD.

•

Capacity Analysis:
o

South Rifle Gravity Sewer Interceptor: The South Rifle Interceptor is a gravity main
extending east from the South Rifle Lift Station to the southern portion of the County
“Boot” parcel. It was determined that from Garden Lane to the beginning of the
upstream system within the “Boot” parcel the system has adequate capacity to convey
the peak projected flows. The remaining 18-inch RCP interceptor, from Garden Lane to
the South Rifle Lift Station may exceed the 75% full capacity constraint set by the City
of Rifle. The conservative projected flows through this section were estimated at 4.1 cfs
which equates to approximately 86% full, based on minimum slope of 0.12%. Many of
the manholes within this area were not accessible and therefore verifying actual slopes
of this main was not possible. However, one manhole just upstream of the lift station
and one near Garden Lane were located and the resultant average slope was
determined to be 0.25% for the 18-inch RCP section of the interceptor. With this said
the capacity of this line could actually be closer to 5.2 cfs or 5,170 EQRs. SE believes
that the actual capacity falls somewhere between these values for the entire 18-inch
RCP segment and that it has adequate capacity to convey the projected peak
demands. SE does recommend that the City televise the existing interceptor to verify
the integrity of the line.

o

South Rifle Lift Station: The existing pump and utilizing the 4-inch and 6-inch force
mains the South Rifle Lift Station is capable of pumping an estimated 375 gpm or 831
EQRs. It is apparent that this portion of the system will require some modifications to
allow it to pump the projected peak flows to the RRWWRF. The modifications are
expected to be phased and will more than likely include installing two variable speed
pumps as well as removing the 6-inch and 4-inch force mains and utilizing the 14-inch
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IV-5. Geotechnical Conditions
5.1

Summary of Area Site Conditions

Ground surface across the site is varied. Generally, ground surface north of County
Road 352 slopes down to the northwest at grades ranging from less than 5 percent to
creek banks as steep as 40 percent. These steeper slopes are very limited, short, and
surround Dry Creek. Vegetation in the areas north of County Road 352 consists of flood
irrigated pasture land surrounding the single-family residence, and sparse weeds and
grasses and natural sage brush. The area of the site south of County Road 352 consists
of flatter valley floors transitioning to steep valley side slopes. Ground surfaces in these
areas generally slope down to the north at grades ranging from less than 5 percent (Dry
Creek) to 60 percent (hills present in the southern part of the site). Several bedrock
outcrops occur south of County Road 352. The majority of the ground surface south of
County Road 352 averages less than 20 percent. Vegetation in the areas south of
County Road 352 consists of irrigated landscaping surrounding the CMC campus,
sparse weeds and grasses and natural sage brush.

5.2

Findings of Investigation

5.2.1 Site Geology
The geology of the site was investigated through review of mapping by Shroba and
Scott, Open-File Report 85-1 and site investigation. The analysis indicates that surficial
soils at the lower elevations of the site consist of loess deposits of fine-grained soils. The
loess deposits are both exposed on the surface and covered by subsequent sheetwash
deposits. As elevation increases and the ground surface transitions to moderately steep
slopes, the soils are mostly colluvium deposits on slopes below bedrock outcrops. The
interpretation of the existing surficial geology is shown on Figure 1.
The loess consists of wind deposited clay-silts, silts and clays. The sheetwash deposits
consist of silty sand and sandy clay and silt with comparatively small fragments of
bedrock. The colluvium is mostly sandy clay with claystone, sandstone and siltstone
fragments that are generally larger than the fragments found in the sheetwash.
Near surface bedrock below the site is the Shire Member of the Wasatch Formation
underlain by the Cretaceous-aged Mesa Verde group. The Wasatch Formation is as
thick as about 5,800 feet and is comprised of interbedded conglomeratic sandstone,
siltstone, mudstone and claystone. The Shire Member of this formation is exposed on
the surface at several locations.
The bedrock in the area dips up to 10 degrees to the northwest. The axis of the Rifle
Syncline is located directly north of the site. The site formats a portion of the southern
line of this fold.
5.2.1.1 Geologic Hazards

The investigation identified several geologic hazards that must be considered during the
planning and development phases of this project. None of the geologic hazards
identified will preclude development of the property. Development plans are preliminary.
Mineral resources that would be mined and underground mining techniques are not
known to exist on the property. Therefore, the Risk of ground subsidence due to past
mining appears to be nil.
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The geologic hazards at the site that need to be addressed include erosion, collapseprone and swelling soils, swelling claystone bedrock and potentially unstable slopes.
The bedrock outcrops were not judged to be a significant rock fall source.
5.2.1.2 Erosion

The overall erosion potential is low to moderate for this site. Erosion potential is low on
areas of gently sloping ground surfaces at lower elevations. High erosion potential exists
in areas of steep slopes near drainages that occur on the site. The erosion potential can
be expected to increase during construction, but should decrease if proper grading
practices, surface drainage design and revegetation efforts are implements.
5.2.1.3 Potentially Unstable slopes

Natural slopes on the property are typically less than 20 percent. Steep slopes occur in
areas of colluvium deposits. Bedrock outcrops occur at several locations. The potential
for significant natural rock fall was not seen at this site. Some rocks had broken loose
from outcrops but the combination of soft soils and moderate slopes adjacent to the
outcrops appear to have resulted in low potential energy from displace rocks. In the
opinion of the Geotechnical Consultant, the natural slopes including those at slopes
steeper than 30 percent are generally stable.
5.2.1.4 Groundwater

Groundwater was not encountered during drilling. Groundwater is not expected to affect
site development.
5.2.1.5 Flooding

The site does not lie with a flood plain. Drainage ways carry surface water during
precipitation events. Active drainage ways should be avoided for development. Storm
drainage should be collected in detention basins and released at historic rates or less.
5.2.1.6 Collapse-Prone Soils

The site is mapped as having less, sheetwash and colluvial deposits, both of which have
potential for compression or collapse upon wetting. Based on our experience in the area,
the soils at this site are considered to have a low to moderate collapse potential.
5.2.1.7 Expansive Soils and Bedrock

The soils at this site include clay derived from claystone bedrock. Samples of the clay
tested generally exhibited behavior of low collapse to low swell after wetting under a
1,000-psf load. A sample of claystone bedrock tested exhibited a moderate (3.5 percent)
swell potential. The risk from expansive soils is low at this site. A moderate risk is
associated with the bedrock.
5.2.1.8 Frost Heave

Boring at the site indicate that overburden soils consist of materials that may be
susceptible to frost heave. If the foundations are constructed in accordance with City of
Rifle building codes then frost heave will not affect structures constructed. Slavs-ongrade may experience some movement due to frost heave or ice build-up below the
slab. Buildings that are insulated or heated will have minimal potential for slab
movement. Buildings without insulation or heat should be constructed with frost
protection, particularly on exterior slab-on-grades adjacent to the north side of buildings.
5.2.1.9 Seismicity

The area of the site is subject to a low degree of seismic risk. The site classifies as a
Seismic Site Class C. Only minor damage to relatively new, properly designed and
constructed buildings would be expected, in the unlikely event of seismic activity.
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5.2.1.10

Radioactivity

Previous investigations in the vicinity of the site have not resulted in detection of
radiation levels above normal background levels for the area. Testing is recommended
for radon levels after construction is completed.
5.2.1.11

Subsurface and Surface Mining

There were no visible indications of mining related fills on the site. No subsurface mining
is known in the area, nor were there any physical observations or historical records
indicating subsurface mining at the site.
5.2.1.12

Subsurface Conditions

Analysis of subsurface conditions was made based upon borings ranging in depth or 4 to
28 feet. The findings are summarized below and discussed in detail in Appendix VIII.
The following soils conditions were observed:
 Natural Clay and Clay-Clay. Thickness varied from 4 to more than 40 feet in
depth.
 Gravel. Found at a depth of approximately 25 feet below the clay and clay-silt.
 Bedrock. Claystone was the prevalent bedrock found at the site.

5.3

Recommendations

The following recommendations are summarized below and discussed in detail in
Appendix VIII.
Over-excavation: Recommended for below pavements and for support of footing
foundation and possible mat foundations for structures.
Grading: Deep-fills should be constructed as far in advance of surface construction as
possible (at least one year). Existing on-site soils are suitable for re-use as fill material
provided soils are free of particles larger than 6 inches in diameter, debris or deleterious
organic materials. A 10 to 15 percent shrinkage factor is recommended for clay and claysilt.
Permanent Cut and Fill Slopes: Cut and fill slopes should be designed with a
maximum inclination of 2.5:1. Slope armoring will likely be needed.
Utility Construction: Excavations for utility installations in the overburden soils can be
performed with conventional heavy-duty trenchers or large backhoes. A professional
engineer should design excavations deeper than 20 feet.
Pavement: Over-excavation of clay and clay-silt soils to a depth of at least 1 foot below
pavements and replacement with these soils as compacted fill due to the potential low
density of the natural soils. A geotextile separator fabric should be placed between the
clay and clay-silt soils and aggregate base course. Minimum pavement sections should
be 6” for full-depth asphalt concrete and Portland Cement Concrete; and, 3” + 6” for
Asphalt Concrete and Aggregate Base Course. Sub grade soils that will support
pavements should be scarified, moisture conditioned and compacted.
Again, detailed recommendations including recommendations for supporting
construction of structures on the site are included in Appendix VIII.
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IV-6. Shallow Utility Facilities
6.1

Introduction

Local providers of natural gas, electric, telephone, and cable TV utility service were
contacted to confirm infrastructure capacity, to determine each provider’s service
connection points in the area, and to receive design and installation specifications, for
the purpose of serving Rifle Airpark PUD. This coordination and planning allowed us to
prepare a Master Shallow Utility Plan for the PUD. Listed below are the utility providers
that will provide service to the project:

6.2

•

Electric Service – Holy Cross Energy

•

Natural Gas Service – Xcel Energy

•

Telephone Service – Qwest Communications

•

Cable TV Service – Comcast

Conclusions

Through the information acquired through these utility contacts, it appears that providing
natural gas, electric, telephone and cable TV service to Rifle Airpark can be achieved
without difficulty. In addition, all four utility providers have provided Sopris with “willserve” letters documenting their commitment to serve this PUD. Additional details of
contacts with the utility providers and a Master Shallow Utility Plan are presented in the
full report by Sopris, which follows.
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sleeve as the force main conveyance pipe. This will provide a force main system
capable of pumping the projected demand for the entire South Rifle Service Area.
o

Rifle Regional Wastewater Reclamation Facility: The RRWWRF serves the entire City
of Rifle. The existing design capacity is at 2 MGD but the entire facility has been
master planned for an ultimate of 4 MGD. The projected demand outlined in the
RRWWRF-Process Design Report for the South Rifle Wastewater Service Area is 388
EQRs less than what was estimated in this study. It is SE’s opinion that this minor
increase in projected flows falls within the original planning threshold for the RRWWRF.
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V

Summary of Infrastructure Phasing Plan

This section presents a restatement and summary of the phasing plan for Rifle Airpark.
The exhibits below presents the phasing plan from the standpoint of individual Tracts
and the predicate infrastructure development required to permit site plan and building
approvals of improvements within tracts or subdivided parcels within those tracts.
The anticipated phasing sequence will bring services from their current locations in the
western and central portions of the site and extend them to the northeast and to the
southwest. Should market forces dictate a different pattern of development, the
requirements of each tract for infrastructure development has been analyzed and the
‘bundle’ of infrastructure required to service any given tract or tracts is known.
Improvements necessary to service these tracts will be completed prior to either building
permit or certificate of occupancy.
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Exhibit 8-1
Rifle Airport Planning Area
Planned Development Phasing

Phase III

Phase II

Phase I
GRP
1.35 AC
A-CO

GRP
15.13 AC
A-LI

Phase IV

GRP
21.76 AC.

Phase V

Phase VI
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S-I-01
S-II-04

S-I-02

S-IV-05
S-I-03

S-VI-07

S-VI-08
S-VI-10

S-VI-09
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S-V-06

W-I-02

W-I-03

I-06

W-II-04

W-I-01

05

W-II-

W-VI-08

W-VI-09
W-VI-11

W-VI-10

Page 91

W-II

W-III-07

TRACT INFRASTRUCTURE PHASING REQUIREMENTS
RIFLE AIRPARK
Required Specific Infrastructure Improvements
Tract

Land
Use

Streets

WasteWater

Water

Open Space

Local streets on site.

Stub to parcel in place.

B

A-LI/
A-CO
A-LI

Local streets on site.

C

A-CO

D

A-CO

E

A-CO

F

OS

Intersection 2
south/CR 319.
Intersection 2 north.
Local streets on site.
Intersection 2 north.
Local streets on site.
N/A

G

OS

H

A-S

Collector 1 west

Stub to existing line.

Extend line in Collector 1.

I

A-S

Collector 1 west

Stub to existing line.

Extend line in Collector 1.

J

A-CO

Local streets on site.

Stub to existing line.

K

A-CO

Local streets on site.

Stub to existing line.

Stub to existing line. Connect
loop line in Collector 1.
Stub to existing line.

L

A-S

Collector 1 east

Stub to existing line.

Stub to existing line.

M

A-S

Collector 1 east

Stub to existing line.

N

Extend Line “C”

Stub to existing line.

P

A-LI

Extend Line “B”

Stub to existing line.

“

Q

A-ID

Improve CR 333 to
Collector 3.
Improve CR 333 to
Collector 3.
Improve CR 333 to
southern boundary.
Collector 3

Extend Line “C”

O

A-LI/
A-CO
A-CO

Extend line in Collector 1.
Complete loop to Airport
Road.
Stub to existing line.

Extend Line “A-2”

Stub to existing line.

“

A

N/A

Easement; dedicate at Final Plat.

Extend Line “D” to or
through Tract A..
Extend Line “A-2”

Stub to existing line. Extend
loop to Airport Road.
Stub to existing line. Extend
loop to Airport Road.
Stub to existing line.

Stub to existing line.

Extend line in Collector 1.

On site OS defined through Tract
Declarations for parcels.

Stub to existing line.

Extend line in Collector 1.

Easement; dedicate at Final Plat.
Easement; dedicate at Final Plat.

“

N/A

N/A

Dedicate at Final Master Tract Map Plat.

N/A

N/A

Dedicate at Final Master Tract Map Plat.
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On site OS defined through Tract
Declarations for parcels.

“
“
“
“
“
“
On site OS defined through Tract
Declarations for parcels.

TRACT INFRASTRUCTURE PHASING REQUIREMENTS
RIFLE AIRPARK
Required Specific Infrastructure Improvements
Tract

Land
Use

R

A-LI

S

Streets

WasteWater

Water

Extend Line “B”

Extend line from Tract P

A-LI

Improve CR 333 to
southern boundary.
Collector 3

Extend Line “A-2”

Extend line in Collector 3.

T

A-ID

Collector 3

Extend Line “A-2”

Extend line in Collector 3.

U

OS

V

A-LI

Collector 3

Extend Line “A-2”

Extend line in Collector 3.

W

A-LI

Collector 3

Extend Line “A-2”

Extend line in Collector 3.

X

N/A

N/A

N/A

Open Space
On site OS defined through Tract
Declarations for parcels.

“
“
Dedicate at Final Master Tract Map Plat.
On site OS defined through Tract
Declarations for parcels.

“

OS

N/A

N/A

N/A

Dedicate at Final Master Tract Map Plat.

Y

OS

N/A

N/A

N/A

Dedicate at Final Master Tract Map Plat.

Z

A-LI

Extend Line “A-2”

AA

OS

Full street
improvement/Intersection
CR319.
N/A

AB

A-LI

Extend Line “A-2”

AC

OS

Half street
improvement/Intersection
CR319.
N/A
Signalization

Stop control implemented on all existing/new streets. Signal/Roundabouts at intersctions 1, 2 & 4 at DTL
“B” or warrants..
Water tank capacity expansion (200K Gal.) based upon actual system demand monitoring results.
Extension of cable TV to project at discretion of cable operator.
Regional stormwater detention or on-site detention. Street drainage/retention approved on CDs.
POA formation at first Tract/parcel sale.

General Requirements

Water Tank
Dry Utilities
Drainage/Stormwater
Governance/POA

Extend line in Collector 3.

N/A

N/A
Extend line in Collector 3.

N/A

N/A

Page 93

On site OS defined through Tract
Declarations for parcels.
Dedicate at Final Master Tract Map Plat.
On site OS defined through Tract
Declarations for parcels.
Dedicate at Final Master Tract Map Plat.

Tract Plat
A total of 33 tracts will be created under the Master Plan Tract Map including
developable tracts, roads, open space and drainage corridors. These tracts are depicted
on the following exhibit.
The tracts identified have the following characteristics:
• The tracts range in size from 1.1 acres (Tract AE-ROW) to 81.02 (Tract U-OS)
acres in size.
• Each tract has access to public rights of way
• Each tract will have access to major utilities including water, sanitary sewer,
electric, telephone, cable or fiber optics, and natural gas.
• Phasing plans have been developed for each tract such that prior to sales of
parcels or lots within each tract necessary infrastructure -- roads, sidewalks,
paths and the wet and dry utilities – will be extended.
• Each tract will become governed by a Property Owners Association that will have
regulatory authority over style and character of building, as well as responsibility
for maintaining community infrastructure such as open space, sidewalks,
landscape, street lighting, traffic control devices, drainage corridors,
improvements and structures.
• Each tract will have a zoning designation(s) consistent with the land use districts
described in the following section and as further explained below.
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