
Development Team Review Comments 

 

The following comments have been provided by reviewers of your land use application. At this 

time, a resubmittal of your application is required before this case is ready to be scheduled for 

public hearing.  

 

To prepare your resubmittal, you will be expected to provide: 

• A response to each comment with a description of the revisions and the page of the 

response on the site plan; 

• Any revised plans or renderings; and 

• A list identifying any additional changes made to the original submission other than those 

required by staff. 

 

Resubmittal documents must be provided in person to the One-Stop Customer Service Center of 

the Community and Economic Development Department. The following items will be expected 

by our One-Stop Customer Service Center: 

 

• One paper copy of all new materials 

o Paper copies shall not excced 11”x17” (exception shall be made only for 

construction drawings or engineering plan review) 

o All paper copies shall be accompanied by the attached Resubmittal Form 

• One digital copy of all new materials 

o All digital materials shall be in a single PDF document 

o The single PDF document shall be bookmarked 

o If a Subdivision Improvements Agreement, Legal Description, or Development 

Agreement is required, then an additional Microsoft Word version of these 

documents shall also be provided 

 

 

 
 



Re-submittal Form

Case Name/ Number: _______________________________________       

Case Manager: _______________________________________ 

Re-submitted Items: 

Development Plan/ Site Plan 

 Plat 

Parking/ Landscape Plan 

 Engineering Documents 

 Subdivision Improvements Agreement 

 Other: ___________________________ 

* All re-submittals must have this cover sheet and a cover letter addressing review comments. 

Please note the re-submittal review period is 21 days.

The cover letter must include the following information:
 Restate each comment that requires a response
 Provide a response below the comment with a description of the revisions
 Identify any additional changes made to the original document

For County Use Only: 

Date Accepted: 

Staff (accepting intake):

Resubmittal Active: Addressing, Building Safety, Neighborhood Services, 

Engineering, Environmental, Parks, Planner, ROW, SIA - Finance, SIA - Attorney
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Commenting Division: Development Services, Planning   Resubmittal Required 
Name of Reviewer:  Holden Pederson 
Email and Phone Number: HPederson@adcogov.org / 720-523-6847 
 
PLN1: REQUEST - Please correct staff if any details of the applicant’s request are misrepresented. 
 
Special Events 

• 8 special events per year.  
• No more than one per month from April – October and one in December.  
• Hours of 8 AM to 10 PM, not including the unloading of horses and staging of the event 

activities. Events will end no later than 9 PM in order to allow guests approximately an hour 
to exit the property. 

• No more than 290 invited guests not related to the family per event, with an additional 70 
volunteers, security, livestock handlers, vendors, emergency personnel, and other event 
managers for a total not to exceed 360 people.  

• Invitations sent for special events that will be confirmed at the gate with signage that no 
admittance allowed without an invitation and security.  

• No ticket sales to the events, nor monetary compensation or rewards for rodeo events and 
competitions. The arena would not be for hire or rent. 

• Rodeo and equestrian participants will bring additional livestock (horses and more) to the 
site limited in number to those animals that can be accommodated by the size of the site 
and arena.  

• Special events will include personal food and alcohol brought to the arena and grounds by 
the invited guests, food trucks limited to 4 vendors per event, catering food service that may 
include on-site food preparation and serving by volunteers or catering service, and alcoholic 
beverage and bar service monitored and controlled by qualified volunteers or paid servers. 

 
Weekly Training Events 

• Weekly training events on Fridays and Saturdays, limited to family and friends, 20 – 25 
people not related to the family with a maximum of 50 people including parents, siblings, 
and friends per training session.  

• Allow for a limited number of personal horses to be brought to the site (maximum of 6) for 
training and practicing.  

• Invitation only, will not include a fee.  
• No food services. 

 
PLN2: COMPREHENSIVE PLAN 

a. Site is designated with a future land use of Agriculture. Per Imagine Adams County, “The areas 
that have been identified as agricultural are those that are not expected to develop, except for 
limited areas of very low density residential at densities of 1 dwelling per 35 acres, for the 
foreseeable future. These areas are typically characterized by a lack of urban services.” 

a. Primary uses include agricultural production. Secondary uses include open space, and 
other nonurban uses incidental to agriculture. 

b. The purpose of this land use category is to preserve agricultural areas for long term 
farming, conserve environmentally sensitive areas, separate and define urban areas, 
prevent urban nuisance complaints, and limit the extension of services where they are 
costly and difficult to provide. 
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c. The Criteria for Designation of this future land use category includes the following: 
Minimum lot size is 35 acres, urban services do not exist and are not planned and 
funded, suitable for agriculture or environmentally sensitive, and contributes to 
separating and defining urban areas. 

b. Policy 10.1.c Compatible Uses - Maintain the integrity of sensitive agricultural lands by keeping 
non-rural commercial, estate residential, or other potentially disruptive uses separate from 
agricultural activities where necessary in order to preserve the County’s agricultural economic 
base. 

c. Policy 17.2.c Agricultural Uses - Encourage the continuation of existing agricultural uses in this 
area until sufficient infrastructure and market demand exist to support mixed-use employment. 

 
PLN3: SITE LOCATION / ZONIGNG 

a. 14747 Harvest Road / 0156718400001. 
b. Property is currently designated Agricultural-3 (A-3) zoning. 

 
PLN4: COMMENTS 
 

1. Respond to external referral agency and public comment letters: 
a. Provide a response to Tri-County Health Department’s letter, which will be forwarded 

directly to the reviewer. A second round of comments will be requested from TCHD. 
b. Provide individual responses to each commenting member of the public, which will be 

forwarded directly to each individual member of the public. A second round of 
comments may be requested from the commenting members of the public. 

 
2. Operations Plan: 

a. Provide an Operations Plan that expands on the letter provided by the applicant as part 
of their initial submittal titled “Equestrian Arena – Personal Conditional Use Permit” and 
is broken into sections such as hours of operation, number of attendees, wastewater 
and sanitary services, roadway and traffic maintenance, etc. 

b. In addition to the information already included in the letter and additional steps taken 
to mitigate external impacts, the Operations Plan should address the following topics 
and provide responses confirming compliance with each requirement listed in those 
sections: 

i. Tri-County Health Department requirements and comments. 
ii. Personal Equestrian Arena performance standards (Section 4-06-02-01-05).  

iii. Operational standards for lighting, vibration, noise, dust and debris control, 
glare, and odor control (Section 4-13). 

iv. Non-commercial animal feeding operation and concentrated animal feeding 
operation, livestock performance standards (Section 4-22-06). 

v. Stables performance standards (Section 4-03-02-02-04). 
vi. Plan detailing traffic circulation and management, roadway maintenance, 

parking stall delineation, and designated parking areas for both residents and 
guests. 

 
While staff has concern that the current application for the expanded use of a Personal Equestrian 
Arena does not meet the Criteria of Approval for a Conditional Use Permit, the application would be 
strengthened by incorporating the following recommendations in order to further demonstrate that all 
off-site impacts have been mitigated: 



 
3. Parking areas: 

a. Section 4-12-02-05 states that off-road parking areas must be surfaced and maintained 
with suitable surfaces as determined by the Director of Community and Economic 
Development.  

i. Staff recommends that the applicant proposes a crushed gravel or recycled 
asphalt surface, which is suitable for agricultural or rural areas of 
unincorporated Adams County, for both the event guest parking area and the 
loading zone for livestock.  

ii. Permanent parking areas should be surfaced and maintained with a Portland or 
asphalt concrete surface. 

b. The event guest parking area near Harvest Road will be visually impactful and will create 
additional off-site impacts. These impacts should be addressed by providing additional 
landscaping and screening in order to mitigate the impacts on neighbors and the public 
right-of-way. 

 
4. Landscaping: 

a. Section 4-16-06-01 lists landscaped bufferyard requirements between uses. Type C 
bufferyards between new commercial uses and existing residential/agricultural uses 
should be included along the south and north property lines that are shared with 
neighboring properties. 

b. Section 4-16-07-01 lists Street Frontage Landscaping options. Street Frontage 
Landscaping will be required to screen the event guest parking area from Harvest Road, 
as well as to screen the entire site from Harvest Road. 

c. Section 4-16-07-02 lists Off-Road Parking Lot Landscaping requirements. Conformance 
with the off-road parking lot landscaping requirements will be required to reduce the 
impacts of the event guest parking area on Harvest Road and from neighboring 
properties.  

 
5. Alcohol sales would not be supported by staff for the expanded use of a Personal Equestrian 

Arena in a rural/agricultural area due to the impacts on public safety. Staff recommends that the 
applicant revise their application to request a Conditional Use Permit for a Commercial 
Equestrian Arena if alcohol sales are desired. 

 
6. Recommended additional submittal requirements: 

a. Building Elevations for all existing and proposed structures. 
b. Photometric Lighting Plan to demonstrate that there will not be glare or off-site impacts 

form lighting during special events. 
c. Landscape Plan to demonstrate conformance with all applicable regulations and 

requirements of Section 4-16. 
 
This application is better suited as a request for a Conditional Use Permit for a Commercial Equestrian 
Arena due to the following performance standards and definitions: 

a. Performance standard #1 for Personal Equestrian Arenas states that, “Accessory Status: The 
arena shall be accessory and incidental to the ranch, farm, or home site on which it is 
located.” 

b. Performance standard #3 for Personal Equestrian Arenas states that, “Number of Guests 
Permitted: The use of the arena is limited to the family and invited guests of the 



farmer/rancher/home occupant but shall not exceed twenty (20) people in addition to the 
inhabitants of the farm/ranch/home on the property.” 

c. Performance standard #5 for Personal Equestrian Arenas states that, “No Commercial 
Activities: No commercial competition or commercial entertainment, user fees, dues or 
other compensation are permitted.” 

d. Performance standard #6 for Personal Equestrian Arenas states that, “No Offensive Impacts: 
The arena shall be operated in such a manner so that there is no adverse impact on 
surrounding properties relating to dust, erosion, odor, noise, glare, off-site illumination 
(more than one foot candle of illumination measured at the property line), waste disposal, 
traffic or parking congestion. Neither a nuisance nor noxious activity shall be conducted on 
the property, which is caused by the use of the property as a personal equestrian arena.” 

e. Definition of a Personal Equestrian Arena (Section 11-02-182): “An area where activities 
including, but not limited to, horseback riding, a rodeo, a charreada, calf roping and/or 
riding, bulldogging and barrel racing are conducted for practice, competition or 
entertainment for the private, non-commercial enjoyment of the owner. No more than 
twenty persons in addition to those residing on the property are permitted at any given 
time. Activities exceeding twenty persons in addition to those residing on the property are 
considered commercial equestrian arenas. User fees, dues, admission fees, or other 
compensation are not permitted.” 

f. Definition of a Commercial Equestrian Arena (Section 11-02-181): “An area where activities 
including, but not limited to, horseback riding, a rodeo, a charreada, calf roping and/or 
riding, bulldogging and barrel racing, excluding horse racing, practice and/or training are 
conducted on a premises. User fees, dues, admission fees, or other compensation may be 
paid. Food and/or alcohol may be bought or sold on the premises.” 

 
The request does not conform with the Imagine Adams County Comprehensive Plan future land use 
designation of Agricultural or the current zone district of A-3. 

a. The Agricultural future land use designation states that primary uses should include 
agricultural production and that secondary uses should include open space, and other 
nonurban uses incidental to agriculture. In addition, one of the stated purposes of the land 
use category is to prevent urban nuisance complaints. 

b. The purpose of the A-3 zone district is to provide land for “dryland or irrigated farming, 
pasturage, or other related food production uses.” 

 
The following are the Criteria of Approval for a Conditional Use Permit (Section 2-02-08-06): 

1. The conditional use is permitted in the applicable zone district.  
2. The conditional use is consistent with the purposes of these standards and regulations.  
3. The conditional use will comply with the requirements of these standards and regulations 

including, but not limited to, all applicable performance standards.  
4. The conditional use is compatible with the surrounding area, harmonious with the character of 

the neighborhood, not detrimental to the immediate area, not detrimental to the future 
development of the area, and not detrimental to the health, safety, or welfare of the inhabitants 
of the area and the County. In making this determination, the Planning Commission and the 
Board of County Commissioners shall find, at a minimum, that the conditional use will not result 
in excessive traffic generation, noise, vibration, dust, glare, heat, smoke, fumes, gas, odors, or 
inappropriate hours of operation.  

5. The conditional use permit has addressed all off-site impacts.  



6. The site is suitable for the conditional use including adequate usable space, adequate access, 
and absence of environmental constraints.  

7. The site plan for the proposed conditional use will provide the most convenient and functional 
use of the lot including the parking scheme, traffic circulation, open space, fencing, screening, 
landscaping, signage, and lighting.  

8. Sewer, water, storm water drainage, fire protection, police protection, and roads are to be 
available and adequate to serve the needs of the conditional use as designed and proposed. 

 
Commenting Division: Development Services, Engineering   Resubmittal Required 
Name of Reviewer: Matt Emmens 
Email and Phone Number:  MEmmens@adcogov.org / 720-523-6826 
 
ENG1: Flood Insurance Rate Map – FIRM Panel # (08001C0355H), Federal Emergency Management 
Agency, January 20, 2016. According to the above reference, the project site is NOT located within a 
delineated 100-year flood hazard zone; a floodplain use permit will not be required. 
 
ENG2: The applicant shall be responsible to ensure compliance with all Federal, State, and Local water 
quality construction requirements. The project site is not within the County's MS4 Stormwater Permit 
area; an Adams County Stormwater Quality Permit (SWQ) is NOT required. The installation of erosion 
and sediment control BMPs are expected. 
 
ENG3: Applicant has installed over 3,000 square feet of impervious area on the project site. A drainage 
report and drainage plans in accordance to Chapter 9 of the Adams County Development Review 
Manual, are required to be completed by a registered professional engineer and submitted to Adams 
County for review and final approval. 
 
ENG4: The applicant is proposing to have 8 private events on the property with as many as 290 guests. 
The applicant will need to prepare a Traffic Impact Study (TIS) is to be submitted to Adams County for 
review and approval. At this time, the applicant is required to submit a Trip Generation Analysis, 
showing the number of vehicle trips per day that will be generated by the proposed conditional use. The 
Trip Generation Analysis will be used by County staff will determine if a TIS is needed and, if so, the level 
of TIS required. The Trip Generation Analysis must be prepared by an engineer licensed in the state of 
Colorado. The applicant will be responsible for constructing any roadway improvements required by the 
TIS. 
 
ENG5: Per comment ENG4 above, the applicant should be aware that, depending on the results of the 
TIS, paving of Harvest Rd may be required and, possible widening of the bridge over the Denver Hudson 
Canal could be required, as well. These improvements may be required to mitigate for the increase wear 
on the County’s roadway. 
 
ENG7: Per comments ENG3, ENG4, ENG5 above, the developer is required to submit for review and 
receive approval of all construction documents (construction plans and reports).  
 
Prior to the Conditional Use Permit hearing, the applicant shall submit and receive approval of the 
Drainage report, Traffic Impact Study and, all construction drawings for drainage improvements (to 
mitigate for the increase in impervious area).  
 
If the increase in vehicle trips from the site requires roadway improvements (such as paving) and, the 
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Condition- Use permit is approved, the applicant will be required to submit for review and obtain 
approval of roadway improvement plans. All roadway improvements must be constructed and accepted 
by the Public Works Dept prior to commencement of any events on the site.  
 
The developer shall submit to the Adams County Development Review Engineering division the 
following: Engineering Review Application, Engineering Review Fee, two (2) copies of all construction 
documents. The development review fee for an Engineering Review is dependent on the type of project 
and/or the size of the project. The Development Review fee can be found in the Development Services 
Fee Schedule, located on the following web page: http://www.adcogov.org/one-stop-customer-center. 
 
Commenting Division: Development Services, Right-of-Way    Complete 
Name of Reviewer: Marissa Hillje 
Email and Phone Number: mhillje@adcogov.org / 720-523-6837 
 
ROW1: Harvest Road is classified as a minor rural arterial per the 2012 Adams County Master 
Transportation Plan. As such it should have a half right-of-way width of 60 feet. The current 1/2 street 
width is 40ft. If there is a rational nexus to acquire additional right of way it needs to be equal to the 
impact of the special events. This can be determined by a traffic impact study and/or public 
improvement requirements for the special events at the equestrian arena. 
 
Commenting Division: Development Services, Addressing    Complete 
Name of Reviewer: Marissa Hillje 
Email and Phone Number: mhillje@adcogov.org / 720-523-6837 
 
No comment. 
 
Commenting Division: Development Services, Environmental Analyst   Complete 
Name of Reviewer: Katie Keefe 
Email and Phone Number: KKeefe@adcogov.org / 720-523-6986 
 
No comment. 
 
Commenting Division: Development Services, Building and Safety   Complete 
Name of Reviewer: Justin Blair 
Email and Phone Number: jblair@adcogov.org / 720-523-6843 
 
BSD1: If approved and the use is other than personal use of the existing barn, a change of use\change of 
occupancy from a Group U to an Group A assembly occupancy will be required. 
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