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Referral Agency Response Report  Page 1 of 13 
Project Name: Pine Canyon Planned Development 
Project File #: ZR2020-010 
Date Sent: 03/22/2023  Date Due: 04/12/2023 
 

Agency Date 
Received 

Agency Response Response Resolution 

Addressing 
Analyst  

  No Response Received. No action necessary. 

AT&T Long 
Distance - 
ROW  

03/23/2023 Received (verbatim response): 
No conflicts. No facilities in area. 
 

No action necessary. 

Black Hills 
Energy  

  No Response Received. No action necessary. 

Building 
Services  

03/23/2023 No Comment. No action necessary. 

Castle Pines 
Homes 
Association  

  No Response Received. No action necessary. 

Castle Rock 
Fire and 
Rescue 
Department  

04/12/2023 Received: 
Following is a summary of referral comments 
received from Castle Rock Fire and Rescue 
Department (CRFD). These comments, submitted as 
part of the 1st Referral, remain applicable to the 2nd 
Referral.  
- CRFD will petition the Castle Rock Fire Protection 
District (which is different from CRFD itself) to 
remove the property from the Castle Rock Fire 
Protection District if the application is approved. 
CRFD indicates that fire protection will need to occur 
from another District. CRFD is concerned about a 
reliable water supply for fire-fighting. 
- CRFD indicates that significant development review 
time would be required, including water system and 
fire flow, infrastructure, wildland fire, building 
construction plan review, and life safety inspections. 
- CRFD would need demonstration of the capability of 
a new water and sewer district regarding fire flows, 
hydrants, testing and maintenance.  
- The full scope of development at build-out means it 
is not currently possible to assess site access, street 
widths, and grades for fire apparatus. 
- Issues could exist regarding enforcement of the fire 
code and arson investigations because the site is in 
unincorporated Douglas County. 
- Due to significant open space, wildland fire is an 
issue. 
- The size of any proposed fire station will have to be 
evaluated. Typically, the most appropriate size for a 
fire station is 3 acres. 
- There could be issues with how funding is provided. 
- CRFD expressed concerns regarding review of 
permits and construction plans with the property 
being unincorporated. 

Applicant opinion is Castle Rock 
Fire Protection District cannot 
legally remove the property 
from its district boundaries.  
 
Applicant indicates that many 
CRFD comments are not 
applicable at rezoning. Such 
analysis and review will occur 
through the subdivision and 
building permit review process.  
 
Applicant has completed a 
Forest Management Plan. 
Along with this plan, and per 
DCZR Sec. 17, the developer or 
future metro district will be 
responsible to complete site 
specific Wildfire Mitigation 
Plans in conjunction with each 
subdivision within the PD. 
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Project Name: Pine Canyon Planned Development 
Project File #: ZR2020-010 
Date Sent: 03/22/2023  Date Due: 04/12/2023 
 

Agency Date 
Received 

Agency Response Response Resolution 

CDPHE - All 
Referrals  

03/22/2023 Received: 
Following is a summary of the referral comments 
received from Colorado Department of Public Health 
and Environment (CDPHE).  
 

CDPHE provided general requirements and guidelines 
for hazardous and solid waste, water quality, clean 
water as related to stormwater, domestic water, and 
drinking water, air quality and air emissions, and 
health equity. 

Applicant will comply with all 
applicable rules and 
regulations for waste, water 
and air quality, hazardous 
waste, and health. Applicant 
has obtained a CDPHE site 
application approval for its 
proposed wastewater 
treatment plant and has been 
approved for its land 
application management plan. 
 

CenturyLink    No Response Received. No action necessary. 

Chatfield 
Watershed 
Authority  

04/13/2023 No Comment. No action necessary. 

Cherry Creek 
Basin Water 
Quality 
Authority  

04/11/2023 Received (verbatim response): 
The Cherry Creek Basin Water Quality Authority 
(Authority) acknowledges notification from Douglas 
County that the proposed development plans for 
Project number ZR2020-010, Pine Canyon Planned 
Development - 2nd Referral have been or will be 
reviewed by Douglas County for compliance with the 
applicable Regulation 72 construction and post-
construction requirements. Based on the Authority’s 
current policy, the Authority will no longer routinely 
conduct a technical review and instead the Authority 
will defer to Douglas County’s review and ultimate 
determination that the proposed development plans 
comply with Regulation 72.  
If a technical review of the proposed development 
plan is needed, please contact 
LandUseReferral@ccbwqa.org. The review may 
include consultation with the Authority’s Technical 
Manager to address specific questions or to conduct 
a more detailed Land Use Review, if warranted. 
 

Applicant will comply with all 
applicable regulations for soil 
and grading at subdivision.  
 

Applicant also requires 
approval of drainage and GESC 
at construction through County 
Engineering. 

City of Castle 
Pines  

  No Response Received. No action necessary. 

Colorado 
Department of 
Transportation 
CDOT-Region 
# 1  

04/12/2023 Received: 
Following is a summary of the referral response 
received from CDOT on 4-12-23. See full letter for 
detail, which includes summary of previous 
comments. 
 
 
 

Applicant has addressed CDOT 
comments within its traffic 
study and response to referral 
comments, which are included 
as an attachment to the staff 
report.  
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Project Name: Pine Canyon Planned Development 
Project File #: ZR2020-010 
Date Sent: 03/22/2023  Date Due: 04/12/2023 
 

Agency Date 
Received 

Agency Response Response Resolution 

Drainage Comments (8-30-21) 
- Drainage report missing critical data about 
detention and outlet structures. Report should 
mention potential impacts to I-25. Hydraulic features 
of I-25 are being analyzed. 
Environmental Comments 
- Some of site in CDOT MS4 area. Analysis of existing 
water quality facilities and impacts is needed. 
- Landscaping of CDOT ROW should be native species. 
- Stormwater Management plan must be prepared. 
- All necessary permits must be obtained. Compliance 
with CDOT MS4 permit necessary. 
Traffic Comments (10-15-20) 
- Applicant should evaluate traffic assessment to 
assure proper estimates from I-25 north. Additional 
technical comments on the traffic study are stated. 
- Additional comments (8-31-21) indicate applicant 
has resolved most of traffic study comments. Some 
technical comments remain. 
Right of Way Comments  
- Technical comments provided during stages of the 
project review on 10-6-20 and 8-20-21. As of 3-27-23, 
previous 8-20-21 comments are resolved.  
- 4-4-23 and 3-27-23: ROW or land cannot be 
dedicated to CDOT. If land were dedicated to the 
Town, it could be subsequently dedicated to CDOT as 
a donation. How does applicant propose land 
dedications for the mobility hub? 
- Question regarding proposed land use arrangement 
in the mobility hub. 
Resident Engineer (10-23-20 through 4-7-23) 
- Mobility hub still being determined. Plans for I-25 
underpass will be reviewed at time they are available.  
Permits Comments (10-20-20 to 4-4-23) 
- Access to State Highway requires an access permit. 
Signage from development must be on-premise. 
Confirm if CDOT has ROW on Liggett Road. 
Other Comments: 
- Technical comments regarding the TIS, traffic signals 
and off site improvements. (8-31-21) 
- Mobility Hub remains undefined at this time. 
Technical comments provided regarding status of 
CDOT planning for Mobility Hub is provided (10-19-
20) 
- 5 potential Mobility Hub locations are being 
discussed (of which the subject site is one) (4-5-23). 
- Technical comments regarding the regional benefits 
of a Mobility Hub are discussed, as well as summary 

CDOT will be sent a referral 
response request for any 
future development project or 
subdivision that impacts a 
CDOT roadway or CDOT owned 
property. 
 
Applicant will apply for any 
CDOT access permits that may 
be required during future 
development.  
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Project Name: Pine Canyon Planned Development 
Project File #: ZR2020-010 
Date Sent: 03/22/2023  Date Due: 04/12/2023 
 

Agency Date 
Received 

Agency Response Response Resolution 

of other CDOT and Town policies toward transit and 
mobility. 

Colorado 
Division of 
Water 
Resources  

03/28/2023 Received: 
Following is a summary of the referral response 
received on April 14, 2023 (which supersedes the 
March 28, 2023 letter) from the Colorado Division of 
Water Resources (CDWR). See the full letter for 
detail. 
 

As proposal is not a subdivision, CDWR comments do 
not address adequacy of water supply, satisfaction of 
County requirements, or guarantee of a viable water 
supply plan or infrastructure, well permit, or physical 
availability of water. 
 

Per water supply report, applicant estimates a water 
demand of 375.79 acre-feet per year for the 
development composed of indoor & outdoor 
residential, office, retail, hotel, and school land uses, 
as well as outdoor irrigation for 
hotel/retail/office/school uses. 
 

Applicant proposes a new water provider (Pine 
Canyon Water and Sanitation District) that has not 
been formed. Applicant indicates new District owns 
863.9 acre-feet of decreed water rights. An 
amendment to existing augmentation plans may be 
required to allow uses specified in PD. CDWR 
indicates that 709.9 acre-feet of supply is available 
for use. 
 

CDWR records show 2 well active permits on the site 
for livestock watering on a farm or ranch. Applicant 
should be aware that if the parcels on which the 
existing wells are located are subdivided, the wells 
must be plugged and abandoned or adjudicated as 
part of an augmentation plan. 
 

CDWR indicates that the development is proposed to 
utilize more than 52% of available water supply, and 
recommends that the County determine whether it is 
appropriate to require development of renewable 
water resources for a long-term water supply. 
 

Applicant has submitted a 
Water Appeal of DCZR Section 
18A to the County for approval 
of its water plan.  
 
Detailed review of the water 
supply will be required at 
subdivision. Whether an 
augmentation plan will be 
needed is determined at time 
of subdivision. 

Colorado 
Geological 
Survey  

04/12/2023 Received (verbatim response): 
Colorado Geological Survey’s review comments 
regarding mapped landslide-, debris flow-, and 
rockfall-susceptible areas have previously been 
satisfactorily addressed. However: The slope 
delineations on Sheet 9 of 15, Pine Canyon Existing 
Conditions Map & Slope Analysis (Core Consultants / 

Applicant has satisfied CGS’s 
comments on its geotechnical 
report.  
 
Geotechnical review will also 
occur at subdivision.  
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Project Name: Pine Canyon Planned Development 
Project File #: ZR2020-010 
Date Sent: 03/22/2023  Date Due: 04/12/2023 
 

Agency Date 
Received 

Agency Response Response Resolution 

PCS Group, Inc., revised March 8, 2023) are generally 
correct, but the legend seems to be reversed and 
needs to be corrected. This was also a CGS review 
comment from several years ago. The title and 
legend on sheet 10 are inconsistent with whatever is 
being shown on this sheet. 
 

Applicant has updated the 
legend within the existing 
conditions and slope analysis 
sheets in the PD (Sheet 9 and 
10) to satisfy the last CGS 
comment.  

Colorado 
Parks and 
Wildlife  

03/31/2023 Received: 
Following is a summary of the referral response 
received on March 31, 2023 from Colorado Parks and 
Wildlife (CPW). See the full letter for detail. 
 

Habitat 
Main impacts of the proposal are fragmentation and 
loss of habitat. Impacts to wildlife can be minimized 
through clustering, density reduction, and provision 
of open space. Contiguous open space areas are 
more beneficial to wildlife if they connect to other 
areas.  
Trails 
When planning trails in the area, consideration 
should be given to trail impacts. Trails should not cut 
through riparian areas, and should remain at least 50 
feet from them, and should be along edges of open 
space. 
Noxious Weeds 
The spread of weeds should be monitored closely. 
CPW recommends implementation of a weed 
management plan. 
Wildlife 
CPW would expect a variety of wildlife on the site, 
mostly small to mid-sized mammals, birds, and 
raptors, with potential for big game (elk, deer, bear, 
and mountain lion).  
Raptors 
Care should be taken and buffers provided around 
any raptor nest discovered.  
Prairie Dogs and Burrowing Owls 
Prairie dog colonies may exist onsite, which also may 
provide habitat for burrowing owls. If any earth-
moving is proposed between March 15th and 
October 31st, a burrowing owl survey should be 
performed. If prairie dogs are present onsite, CPW 
recommends relocation or euthanasia. 
Living with Wildlife 
Future residents can reduce conflicts with wildlife 
through proper storage of trash and pet food, and by 
not feeding wildlife. Residents should avoid conflict 

 
 
 
 
 
Applicant has completed a 
Natural Resources Assessment 
that addresses CPW’s 
comments. A trail already 
exists along Plum Creek in OSP-
8. A connection to the existing 
trail is proposed. OSP-8 is to be 
preserved by way of a 
conservation easement.  
 
 
 
 
Weed management plans are 
required during subdivision.   
 
 
 
 
During any future construction, 
applicant will avoid raptor 
nests and other sensitive 
habitat, and will complete any 
burrowing owl survey that may 
be required on specific 
development sites.  
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Project Name: Pine Canyon Planned Development 
Project File #: ZR2020-010 
Date Sent: 03/22/2023  Date Due: 04/12/2023 
 

Agency Date 
Received 

Agency Response Response Resolution 

with wildlife through use of pet leash laws, 
protection of pets and hobby livestock not under 
supervision, and reducing attractants to the property. 
 

Comcast    No Response Received. No action necessary. 

CORE Electric 
Cooperative  

04/12/2023 Received (verbatim response): 
CORE will require setback changes to be made to 
meet CORE easement requirements. In addition 
CORE has existing 115 kV transmission line within PA 
19 and no structures will be allowed within CORE 
easement. 
 

Applicant has proposed PD 
building setbacks that are 
applied at building permit in 
the case of a residential 
subdivision, or as part of site 
improvement plan review. 
Specific easements are 
considered during subdivision 
or site improvement plan 
review. CORE will be sent a 
referral request as part of 
those processes. Applicant will 
meet the requirements of 
easements already in place. 
 

Douglas 
County 
Conservation 
District  

03/27/2023 Received: 
Following is a summary of the referral response 
received from the Douglas County Conservation 
District (DCCD). See full letter for detail. 
 

DCCD items addressed: 
- Due to soil limitations on site, mitigation will be 
required at engineering design and construction for 
structures, roads, and other shallow excavations. 
- Recommendations provided for site preparation 
and maintenance regarding topsoil, re-seeding and 
mulching. 
- DCCD recommends a phased grading approach. 
- Weed management program recommended. 
- Vehicle tracking control stations recommended at 
entry and exit points. 
- Development not supported in or near drainages, or 
in disturbance of wetlands. 
- Applicant is commended for preserving 173 acres 
along East Plum Creek. 
- Silt fences or other erosion control measures need 
to be planned to protect water quality at 
construction. 
- Low Impact Development Techniques 
recommended. 
- Soil Report attached to comments. 
 

 
 
 
 
 
During future development of 
the site, applicant will comply 
with best management 
practices and all Douglas 
County Engineering 
requirements in construction 
for soils, grading, erosion and 
sediment control. Applicant 
will not be allowed to disturb 
wetlands and floodplains. 
Weed management plans will 
be required at subdivision.  
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Project Name: Pine Canyon Planned Development 
Project File #: ZR2020-010 
Date Sent: 03/22/2023  Date Due: 04/12/2023 
 

Agency Date 
Received 

Agency Response Response Resolution 

Douglas 
County Health 
Department  

04/12/2023 Received: 
Following is a summary of the referral response 
received from Douglas County Health Department 
(DCHD) on April 12, 2023. See the full letter for detail. 
 

Will Serve - Water and Sewer Service 
DCHD has reviewed site approval letters from CDPHE 
for the proposed water treatment plant. DCHD can 
provide a favorable recommendation regarding the 
proposed method of sewage disposal. 
 

Fugitive Dust 
DCHD recommends dust mitigation during 
construction. 

Applicant has received CDPHE 
Site Location approval of its 
water treatment plant as 
stated by DCHD.  
 
Dust mitigation is the 
responsibility of the applicable 
contractor during construction.  

Douglas 
County 
Historic 
Preservation  

04/12/2023 Received: 
Following is a summary of the referral comments 
received from Douglas County Historic Preservation. 
See full letter for detail.  
 

Applicant has addressed concerns from Historic 
Preservation's previous referral comments indicated 
that a cultural resource report will be provided for 
the property at preliminary plan subdivision. 
 

Historic Preservation further requests that if artifacts 
or activities are discovered during development of 
the site, the applicant complete proper Office of 
Archaeology and Historic Preservation (OAHP) Data 
Management forms and submit to the OAHP. 
 

Applicant has completed a 
Cultural Resource Study for the 
PD. The recommendations of 
the applicant’s Cultural 
Resource Study shall be 
implemented prior to the first 
subdivision proposal within the 
PD. 

Douglas 
County 
Housing 
Partnership  

  No Response Received. No action necessary. 

Douglas 
County Parks 
and Trails  

04/12/2023 Received (verbatim response): 
- Douglas County will not take ownership or assume 
any maintenance on any park or trail. 
- Suggestion for trail to exist independent from 
roadways, within property limits and to be 8’ in 
width. Surface improvements to meet ADA standards 
and include improved surfacing. 
- Connecting trail from Plum Creek to Founders 
Parkway would have regional implications. 
- Specific plans/design will be needed to approve 
park land dedication requirements. Accepted 
improvements include Parks, Trails and any capital 
improvement therein. Open Space areas will not 
count towards requirements. 
- Dedicated parks will not need to meet Regional park 
standards to receive parks credit. 

- No local or regional parks will 
be dedicated to the County for 
ownership or maintenance. 
- Interior trails are proposed 
where possible (See OSP & 
Park Map on PD Sheet 7). 
County guidelines for 
construction of trails will be 
considered. Regional 
connections have been 
considered in trail planning. 
- Applicant will provide all 
required park land dedication 
or fees at subdivision (or Site 
Plan). Applicant recognizes any 
potential credit are subject to 
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Project Name: Pine Canyon Planned Development 
Project File #: ZR2020-010 
Date Sent: 03/22/2023  Date Due: 04/12/2023 
 

Agency Date 
Received 

Agency Response Response Resolution 

- Recalculation of Park/Land dedication will be 
needed to include- .045 x Dwelling units, and gross 
site acreage of 3% of non-residential properties, 
multi-family units will be based on population density 
models in the area. 
- Information on function and use of Walter J. Scott 
Park needed for evaluation for credit. This may be 
better suited as open space. 
- Town of Castle Rock should be consulted on trail 
connectivity and recreation impacts in the area. 
- Detailed pedestrian Rail Road crossing plan 
information will be needed. 
- Additional recreational amenities need to be 
considered within, or addition to, proposed parks and 
trails. 

County review during 
subdivision. 
- Table 1 on Sheet 7 estimates 
the 3% non-residential acreage 
dedication. Final dedication 
calculation and required land 
dedication will occur at 
subdivision (or Site Plan). 
- Walter J. Scott Park will be 
open space (OSP-8) subject to a 
conservation easement. 
- Applicant is open to 
communication with the Town 
of Castle Rock on trail 
connections. 
- Applicant will assure that 
improvements for pedestrian 
and bike safety are made at the 
Union Pacific rail underpass at 
subdivision.  
- Applicant proposes an 
outdoor fitness facility within a 
yet to be determined local 
park. Per PD Sec. 2.2.c. 
applicant indicates additional 
recreation dedications or fees 
shall be determined at 
subdivision via negotiation 
between the future Metro 
District and the municipality or 
entity impacted.  

Douglas 
County School 
District RE 1  

04/13/2023 Received: 
Following is a summary of the referral response from 
the Douglas County School District (DCSD). See full 
letter for detail. 
 

Proposed 1,800 dwelling units generate an estimated 
873 students (469 elementary, 135 middle, and 269 
high school), and a school land dedication 
requirement of 20.56 acres. Given a 12.7-acre school 
site, cash-in-lieu of land dedication is required for the 
remaining 7.86-acre balance. 
 

DCSD requests a voluntary contribution towards 
Capital Mitigation of $2,701 per single-family 
dwelling and $338 per multi-family dwelling unit at 
final plat. 

Applicant has proposed a 12.7-
acre school site within PA 14. 
Applicant recognizes it is 
required to meet the balance 
of the dedication requirement 
and will provide all required 
schools fees as part of each 
subdivision.  

DRCOG    No Response Received. No action necessary. 
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Project Name: Pine Canyon Planned Development 
Project File #: ZR2020-010 
Date Sent: 03/22/2023  Date Due: 04/12/2023 
 

Agency Date 
Received 

Agency Response Response Resolution 

Engineering 
Services  

04/17/2023 Received: 
Following is a summary of the referral response 
received from Douglas County Engineering. See full 
letter for detail.  
 

Planned Development Exhibit: 
- Sheet 4 (Section 1.3 Streets)  
- Sheet 5 (Section 2.4(B) Site Access Improvements) 
- Sheet 5 (Section 2.4.(C) Off Site Roadway 
Improvements) 
- Sheet 5 (Section 2.6 Stormwater Management and 
Drainage Improvements) 
 

Traffic Impact Analysis (TIA): 
Comments discuss a summary of the order TIA 
submittals. Engineering assumes the June 2021 TIA is 
the master traffic study as no study was submitted 
with the most recent submission. 
 

Drainage Study: 
Technical comments provided and should be 
addressed in the Phase II and Phase III drainage 
reports. 
 

Engineering Public Works Resources are available via 
the following link: 
https://www.douglas.co.us/public-
works/development-review/  

Applicant has addressed 
Engineering Services comments 
in revisions to the PD and in 
the revised traffic study. The 
traffic study is acceptable to 
Engineering. Additional review 
will occur during future site 
development. Drainage 
comments will be addressed in 
future Phase II and III drainage 
reports.  

Mile High 
Flood District  

04/14/2023 Received: 
Project is outside MHFD boundary. 

No action necessary. 

Office of 
Emergency 
Management  

  No Response Received: No action necessary. 

Open Space 
and Natural 
Resources  

04/14/2023 Received: 
Following is a summary of comments received from 
Douglas County Open Space and Natural Resources. 
For full details see letter dated April 14, 2023. 
 

- Douglas County Open Space (DCOS) acknowledges 
that the applicant has worked through a number of 
previous questions on this proposal, of which some 
have reached satisfactory conclusion.  
- Dedication of open space lands to a future District 
or HOA is appreciated.  
- Staff recognizes that the proposal to use open space 
to buffer East Plum Creek and provide recreational 
trails is sound. 
- Staff appreciates the trail system proposed 
throughout the development.  
- Staff appreciates the PA-20 homestead and attempt 
to preserve agricultural heritage. 

Applicant will continue 
communication with Douglas 
County Open Space through 
development of the PD. In 
particular, PD OSP-8 is 
proposed for open space 
(which includes the historic 
homestead). Applicant 
indicates that a conservation 
easement will be placed over 
OSP-8. 
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Project Name: Pine Canyon Planned Development 
Project File #: ZR2020-010 
Date Sent: 03/22/2023  Date Due: 04/12/2023 
 

Agency Date 
Received 

Agency Response Response Resolution 

- East Plum Creek (and associated wildlife movement 
and Preble's meadow jumping mouse habitat) is a 
high priority to DCOS, and is a Tier 1 resource in the 
County Comprehensive Plan. A conservation 
easement over OSP-8 would be a valuable resource in 
preserving the conservation values of the corridor. 
DCOS staff will review the proposal to see if the 
County or another land trust would be the best fit to 
hold a conservation easement. 
 

RTD - Planning 
& 
Development 
Dept  

  No Response Received. No action necessary. 

Sheriff's Office  04/07/2023 No Comment. 
 

No action necessary. 

Sheriff's Office 
E911  

03/23/2023 No Comment. 
 

No action necessary. 

Town of Castle 
Rock  

04/12/2023 Received (verbatim response): 
Also included with the Town of Castle Rock external 
referral responses for the Pine Canyon PD - 2nd 
review, is the Town's response to the Applicant's 
Water Appeal Response Letter dated 1-11-2023.  
Project Pro did not provide an option to upload the 
Town's Water Appeal response directly to MI2020-
009, so please accept the Town's Water Appeal 
response letter uploaded to ZR2020-010.   If you have 
questions, please contact Sandy Vossler at 
svossler@crgov.com or 720-733-3556.  Thank you, 
Sandy 
 
Full comments from the Town of Castle Rock for both 
the 1st and 2nd referral periods are attached to the 
staff report.  
------ 
Following is a summary of the comments received 
from the Town of Castle Rock (TOCR). See full letter 
and Planned Development Exhibit redlines for detail. 
 

Overall, TOCR does not support urban level 
development in an unincorporated area that is by all 
intents and purposes surrounded by TOCR. 
 

1. Connection of TOCR Right-of-way (ROW), Trails, 
etc. 
No connection to any ROW, trails etc. will be 
permitted. No construction improvements will be 
allowed under or above TOCR land, including Liggett 

Applicant has provided 
responses to the Town of 
Castle Rock comments in letter 
correspondence attached to 
the appendix of the staff 
report. Applicant is open to 
communication with the Town 
of Castle Rock on all aspects of 
the application.  
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Project Name: Pine Canyon Planned Development 
Project File #: ZR2020-010 
Date Sent: 03/22/2023  Date Due: 04/12/2023 
 

Agency Date 
Received 

Agency Response Response Resolution 

Rd. and Front St. PD plan should show no 
connections. 
 

2. Easements and Construction 
No easements should be shown on TOCR property or 
ROW. TOCR will grant no easements in the future.  
 

3. Off-site Roadway Improvements 
On PD Plan (Sheet 5 Sec. 2.4.C.a), all offsite 
improvements should be deleted. TOCR has 
requested a note reflecting improvements and a 
Matters of State Interest Permit. 
 

4. Water and Sewer Facilities 
On PD Plan (Sheet 5 Sec. 3.d) TOCR requests a new 
note regarding a Matters of State Interest Permit. 
 

5. Matters of State Interest 
PD Plan (Sheet 6 General Provisions) should include a 
section on the TOCR Matters of State Interest 
procedures and process. 
 

6. Traffic Impact Study 
Remove all road connections to TOCR, and resubmit 
a TIS that reflects same. 
 
** Attached to the TOCR referral letter is a set of 
redline comments on the PD Plan. 
 

Town of Castle 
Rock Water  

04/12/2023 Received: 
Following is a summary of referral comments 
received from Castle Rock Water (CRW) during the 
2nd referral period. Full comments from both 1st and 
2nd referral periods are attached to the staff report. 
 
- CRW does not support the proposed water appeal. 
- No renewable water is proposed, and discussions, 
or a fund to obtain renewable water is not renewable 
water supply.  
- CRW has concerns regarding the possibility of 
funding purchase of renewable water and 
infrastructure for delivery. 
- CRW has concerns regarding management of reuse 
of wastewater in the development. 
- CRW has concerns regarding the applicant water 
efficiency plan. 
- CRW provides additional arguments against the 
applicant's Water Appeal and supply to Pine Canyon. 
 
 

Applicant has submitted a 
Water Appeal of DCZR Section 
18A to the County for approval 
of its water plan for use and 
management of its own water.  
 
Applicant has obtained a 
CDPHE site location approval 
for its water treatment facility 
and has an approved land 
application management plan. 
Applicant has submitted water 
documents as part of its appeal 
to support its proposal. 
 
Detailed water review will be 
required at subdivision.  
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Referral Agency Response Report  Page 12 of 13 
Project Name: Pine Canyon Planned Development 
Project File #: ZR2020-010 
Date Sent: 03/22/2023  Date Due: 04/12/2023 
 

Agency Date 
Received 

Agency Response Response Resolution 

US Army Corp 
of Engineers  

03/31/2023 Received: 
Following is a summary of the referral comments 
received from the US Army Corps of Engineers 
(USACE). See the full letter for detail.  
 

USACE recommends that the applicant prepare a 
wetland delineation to identify the boundaries of 
aquatic resources within the project area. The study 
may be used for completion of a jurisdictional 
determination to determine whether or not these are 
waters of the United States. 
 

USACE describes potential permits and process that 
may be required if excavation, dredging, or fill 
activity impacts Waters of the US.  
 

Applicant should notify the USACE Denver Regulatory 
Office if any activity would impact Waters of the US. 
 

A Natural Resource Assessment 
has been prepared to address 
USACE comments. Applicant 
indicates that the only Waters 
of the US on the site are East 
Plum Creek, which is within 
OSP-8. OSP-8 is to be preserved 
via a conservation easement. 

USDOI Fish & 
Wildlife 
Service  

04/14/2023 Received: 
Following is a summary of referral comments 
received from US Fish & Wildlife (USFWS). See 
correspondence for detail. 
 

USFWS has no additional comments beyond its 
correspondence to the applicant, which is attached. 
 
This correspondence from USFWS to the applicant 
concurs with the applicant’s analysis that 7.18 acres 
of property is not currently functioning habitat for 
Preble’s meadow jumping mouse (PMJM). 

USFWS has no additional 
comments on the proposal. 
USFWS concurs with the 
applicant’s analysis that this 
7.18-acre portion of the site is 
not functioning habitat for 
PMJM, and that use of this area 
is not a “take.” The area 
includes some of the existing 
homestead and surrounding 
agricultural fields in OSP-8. 
Uses in OSP-8 are limited and 
the applicant proposes a 
conservation easement. 
 

Wildfire 
Mitigation  

04/05/2023 Received: 
Following is a summary of the referral responses 
received from Douglas County Wildfire Mitigation. 
See full letter for detail. 
 

Wildfire Mitigation maintains the same comments 
from the first referral as summarized below. 
 

- PD is subject to the requirements of the Wildfire 
Hazard Overlay District (DCZR Sec. 17).  
- Forest Management Plan intent statement is for 
qualification of the property for the NRCS EQUIP 
program.  
- Plan contains sound forest management strategies, 
but some adjustments are needed, including 
consideration of community protection from fires 
outside the community.  

Applicant has submitted a 
Forest Management Plan. 
Along with this plan, and per 
DCZR Sec. 17, the developer or 
future metro district will be 
responsible to complete site 
specific Wildfire Mitigation 
Plans in conjunction with each 
subdivision within the PD. All 
Wildfire Mitigation Plans shall 
be approved by the County 
Wildfire Mitigation Specialist.  
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Referral Agency Response Report  Page 13 of 13 
Project Name: Pine Canyon Planned Development 
Project File #: ZR2020-010 
Date Sent: 03/22/2023  Date Due: 04/12/2023 
 

Agency Date 
Received 

Agency Response Response Resolution 

- Mitigation/hazardous fuels reduction activities must 
be completed and accepted prior to the issuance of 
building permits. - Fuels reduction should be 
maintained (i.e. oak mowing and perimeter grass 
mowing activities) in management plans.  
- New development should not allow bark mulch 
material immediately adjacent to structures.  
- Applicant should submit appendices to the forest 
management plan. 
 

Following is a summary of the updated 2nd Referral 
letter: 
 

- Forest Management Plan includes sound 
management practices, and has been accepted by 
the Natural Resources Conservation Service (NRCS) 
for the Environmental Quality Incentives Program 
(EQUIP). The plan is compliant for a rezoning process. 
As the proposal proceeds through various phases of 
the land use process, it will require adjustment to 
implement wildfire mitigation strategies. 
 

Xcel Energy-
Right of Way 
& Permits  

04/13/2023 Received (verbatim response): 
No additional comments, as long as applicant has 
communicated with Xcel to confirm no conflicts with 
Xcel facilities.  

Applicant indicates no conflicts 
with Xcel facilities.  
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From: annb cwc64.com 

Sent: Thursday, March 23, 2023 3:08 PM 

To: Matt Jakubowski 

CC: Pam Choy (pc2914@att.com); duanew cwc64.com; jt cwc64.com 

Subject: Pine Canyon Castle Rock, Colorado Douglas County eReferral #ZR2020-010 

Attachments: Pine Canyon Castle Rock, Colorado.jpg 

 
 

Hi Matt, 

 

This is in response to your eReferral with a utility map showing any buried AT&T Long Line Fiber Optics near Pine 

Canyon Castle Rock, Colorado. The Earth map shows the project area in red and based on the address and/or map you 

provided, there should be NO conflicts with the AT&T Long Lines, as we do not have facilities in that area.  

 

Please feel free to contact us with any questions or concerns. 

 

Ann Barnowski 

Clearwater Consulting Group Inc 

120 9th Avenue South 

Suite 140 

Nampa, ID 83651 

Annb@cwc64.com 

 

The attached google earth maps are intended to show approximate locations of the buried AT&T long line fiber optic 

cable. The maps are provided for informational purposes only. In no way should the maps be used for anything other than 

general guidelines as to where the fiber is or is not and any other use of these maps is strictly prohibited. 

 

 

-----Original Message----- 

From: mjakubow@douglas.co.us <mjakubow@douglas.co.us>  

Sent: Wednesday, March 22, 2023 4:38 PM 

To: annb cwc64.com <annb@cwc64.com> 

Subject: Douglas County eReferral (ZR2020-010) Is Ready For Review 

 

There is an eReferral for your review.  Please use the following link to log on to your account: 

https://apps.douglas.co.us/planning/projects/Login.aspx 

 

Project Name:   Pine Canyon Planned Development - 2nd Referral 

Project File #: ZR2020-010 

Project Summary:        2nd Referral for Planned Development (PD) rezoning establishing the Pine Canyon PD in 

unincorporated Douglas County. PD proposes single-family, multi-family, non-residential and mixed-use development, a 

hotel/spa, parks, trails, school site, and transit mobility hub. The 500-acre site is generally located north of Scott Blvd., 

south of Black Feather Trl., west of Founders Pkwy., and east of Prairie Hawk Dr.  

 

The PD is being processed concurrent with the Pine Canyon PD Water Appeal (MI2020-009), and proposed service plans 

for the Pine Canyon Metropolitan District (SV2020-001). 

 

This referral will close on Wednesday, April 12, 2023. 

 

If you have any questions, please contact me. 

 

Sincerely, 

 

Matt Jakubowski (mjakubow@douglas.co.us) or Mike Pesicka (mpesicka@douglas.co.us) Planning Services 

100 Third Street 
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Castle Rock, CO 80104 

303-660-7460 (main) 
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STATE OF COLORADO
Traffic & Safety
Region 1
2829 W. Howard Place
Denver, Colorado 80204

Project Name: PIne Canyon PD - Douglas County 

Print Date: 4/12/2023
Highway:
I-25

Mile Marker:

Drainage Comments:
 The drainage report is missing critical data about the proposed detention and outlet strucures

the report needs to mention any impact to I25 as a result of the developmen both sides

taking a closer look at the existing hydraulic features underneath I25 

I am avialble for a field visit if needed 3039819204

Samer 8-30-2021  
Environmental Comments:
Some of this is in CDOT MS4 area

CDOT ROW stormwater runoff should not be treated by the development WQ facilities.

Existing WQ facilities that treat CDOT SW runoff cannot be impacted negatively. Documentation will be 
required.

Landscaping of CDOT ROW needs to be native species.

The Permittee shall complete a stormwater management plan (SWMP) which must be prepared with good 
engineering, hydrologic, and pollution control practices and include at a minimum the following components: 
qualified stormwater manager; spill prevention and response plan; materials handling; potential sources of 
pollution; implementation of control measures; site description; and site map.

In addition, the Permittee shall comply with all local/state/federal regulations and obtain all necessary permits. 
Permittee shall comply with CDOT's MS4 Permit. When working within a local MS4 jurisdictional boundary, the 
permittee shall obtain concurrence from the local MS4 that the local MS4 will provide construction stormwater 
oversight. The local MS4 concurrence documentation shall be retained with the SWMP.

Traffic Comments:
 Scherner 10-15-20

The traffic assignment for the site assigns 35% of the total site traffic to/from I-25 north. This seems too low since the 
current demand for the Town as a whole is approximately 70%. to/from I-25 north. Using the Douglas County TMP 
model is more appropriate for this scale of development and needs to be used for this TIS.

What type of roadway connects to Front street from Zone 2? 
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The traffic assignments to Front St (2025) and both Front St and Woodlands Blvd (2040) seem to be significantly 
under assigned for Zone 2.

Why are there no WB traffic volumes assigned at the intersection of Black Feather/Woodlands Blvd? Wouldn’t the 
2040 TMP model have existing volumes and some estimate based on future development?

When is the Woodlands Blvd connection to the site going to occur and who is responsible this connection?

The site generated volumes seem likely warrant separate EB right turn lanes on Founders Pkwy at both Front St and 
eventually Woodlands Blvd.

The Pine Canyon connections to Founders Pkwy at both Crimson Sky Dr and Rising Sun Dr will require separate WB 
through lanes at the existing approaches. These lanes cannot be shared through/right lanes as one through vehicle 
would block right turning traffic (removes the free right needed in the AM peak) and diminishes the function of the 
right turn accel lanes at those locations.

I’d like to request a meeting to go over our concerns.

Scherner 8-31-21
I largely agree with the findings and recommendations of the revised TIS. However, the recommendations of the 
intersections at Crimson Sky and Rising Sun needs to include improvements to the east legs of the intersection.  East 
leg lane improvements will require dedicated left and through and right lanes.  Neither shared left/through nor 
right/through lanes on the east leg will be allowed. Subsequently, split phasing of these intersections will also not be 
allowed. 

Right of Way Comments:
 Secondary Reviewer Comments - 2020-10-06 - SDH - I have uploaded the relevant ROW plans for I-25 (IM 0252-351) 
and SH-86 (STA 086A-047). I have also uploaded the Rule & Order documents that established Access Control along 
the west side of I-25. The Town of Castle Rock is shown as owner of Liggett Rd according to the Douglas County 
Assessor's website.   CWY 10-19-20 - Additional ROW for state highway facilities (if necessary) should be conveyed via 
deed vs. dedication to the county. 

2021-08-20 - SDH - The same ROW comments apply as previously provided.  The ROW of SH-86 (Founders Pkwy.) is 
variable in this area, but generally 110 feet (55' each side of centerline).  See ROW plans from PC 16275 for existing 
ROW conditions at Crimson Sky Dr. (PDF Page 25) & Rising Sun Dr. (PDF Pages 27,28).  It appears that additional ROW 
dedications will be needed at those locations for the new west side roadway legs based on the current ROW 
alignments on the east side of those SH-86 intersections.

8/20/2021 - MJO - In regards to the parcels being Dedicated to the city for Roadway, these parcels should be 
Dedicated in the Plat to the City - the city can then later on when needed Deed the parcels to CDOT.  If the parcels are 
Dedicated to CDOT in the Plat, then  Deeds from the Landowner and the City to CDOT need to be recorded along with 
the Plat.  

 MJO - 3/27/2023 - Please disregard my comments from 8/20/2021 the process have been revised. 

See Section (E) Right-of-Way a. Owner will dedicate or cause to dedicate public rightsof-way (ROW) to the County, 
Town or CDOT at no cost to the County, Town or CDOT for public roadways. - Please Note - Land cannot Be Dedicated 
to CDOT - CDOT needs to be removed from this statement.  The land can be dedicated in the Development Plan or 
Plat to the Town but it Cannot be Dedicated to CDOT.  If dedicated to the town, then the town can subsequently deed 
to CDOT as a Donation.   
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How is the land for the mobility hub being conveyed - is it going to be deeded to CDOT prior to the plat, is it going to 
be a dedicated tract or something similar to be dedicated to Castle Rock then Deeded to CDOT.  Is this going to be a 
project and is the acquisition part of the project or part of this permit and Platting process?

PA 17 and PA 18 are Anticipated to include approximately 500,000 square feet of Office Park or Commercial Usel 
Square footage between PA-17 & PA-18. - If PA 17 is Proposed Mobility Hub, should not this use be stated, and the 
500K of office Park and commercial use be shifted to Parcel 18?

Should PA 17 be considered Right of Way and included in line item 5 along with the other ROW in the project?

SDH - 4/4/23 - See comments from MJO dated 3/27/23.

Resident Engineer Comments:
04/07/2023 JB - This PD shows the mobility hub located within PA-17, but the location of the hub is still being 
determined.  See Chuck Attardo's comments dated 4/5/23. 

- There is an underpass shown under I-25 in this PD.  This will be looked at closer once plans are developed and 
reviewed by CDOT.

- See comments from 23Oct2020:ryj regarding possible improvements along SH-86 (Founders Parkway).  It would 
also be good to show the names of the streets (Crimson Sky and Rising Sky) on the development plan to give better 
context of where the future connections are at Founders Parkway. 

23Oct2020: ryj  A friendly reminder regarding connections to state highways in general and to SH-86/Founders Pkwy 
in particular, improvements required to upgrade the state highway system to accommodate the 
development including the improvements identified in the TIS are the responsibility of the development and should 
be adaptable (with minimal throwaway) to future widening of SH-86/Founders Pkwy to 6 lanes (i.e., 3 lanes in each 
direction).

Permits Comments:
 10-20-2020  Access to the state highway will require an access permit and must be built in conformance with the 
state highway access code.  In addition, in areas where this development does not directly access the state highway, 
but the cumulative traffic will impact an access with the state highway, new access permits will be required anywhere 
the traffic will increase by 20% and/or where improvements are to be made to the intersection.

Any signing for this development that is visible to either the State Highway or Interstate 25 must be on-premise and 
cannot be either partly or wholly in the State Highway Right-of-Way, and must comply with any applicable rules 
governing outdoor advertising in Colorado per the State rules 2 CCR 601-3.

--Steve Loeffler, 10-20-2020

4-4-2023  Previous comments still apply.  In addition, access to State Highway 86 shall be per the state highway 
access code an in accordance with the Highway 86 Access Control Plan.

 Please also confirm if CDOT has any Right-of-Way on Liggett Road.

--Steve Loeffler, 4-4-2023
Other Comments:
The following remarks are only relevant to the revised TIS provided, as no site plan or plat was included for our 
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review.  We have examined the TIS in the context of the Access Control Plan for SH 86.   

In the short term, new a new signal will likely be warranted at Crimson Sky & Founders.  In addition to the Access 
permit, a new signal is by a separate utility permit accompanied by a signal warrant study.

The new connection proposed at Rising Sun will also require an access permit, and a utility permit to add/modify the 
existing signal at this current 3-way intersection.  

There are a number of longer term (2040) off-site recommendations within the TIS that responsibly accounts for 
traffic generated from this development.  We recommend that appropriate pro-rata share escrows be established to 
help fund and construct those (off-site) public improvements identified including signal modifications as and when 
warranted.

There have been a number of questions and concerns previosuly discussed regarding a future transit hub on I-25 that 
remains undefined at this time.   Anticipate additional traffic remarks as plans evolve, traffic estimates generated, 
and more detail is provided showing how local access will be provided to this yet-to-be defined site and concept 
plan.  

RS 08-31-21

Traffic from this proposal needs to be mitigated. There are numerous off-site impacts and 
logistical matters to work out if such RoW is annexed to the Town / not necessarily under County 
control.

TIS appears to be using outdated (background) data – especially along SH 86. It needs to be 
redone with oversights-omissions corrected. 

A stronger, more direct and optimal E-W roadway connection through Pine Canyon continues to 
be requested for shorter trips, better access and connectivity. This connection can reduce the 
impacts on SH 86 projected to the north. Rising Sun is the preferred (stronger) E-W connection for 
multiple reasons. 

SH 86 frontage may need RoW dedication to match the Corridor Optimization Plan

Noise sentitive uses proposed within (TOD) PA 17 & 18 – which may abut I-25 need either a 
greater setback or approprite buffer.

The PD should provide more information about the transit hub. What is the strategy – timing –
warrant for a new E-W underpass of I-25?  If CDOT is to be a financial partner, the land area 
should be dedicted to CDOT. 

See memo with these issues more fully explained 

RS  10-15-2020

The Pine Canyon Development includes a new Transit Mobility Hub. The Mobility Hub's 
conceptual design and location on the Pine Canyon site were first developed as part of 
the I-25 South PEL (2019). After completion of the PEL,  CDOT's Division of Transit and 
Rail continued to tweak the design with input from the Pine Canyon Developers and 
Douglas County. The latest design includes 2 surface parking lots, 4 bus only slip ramps, 
a new I-25 bridge, pedestrian loading areas, and a pedestrian plaza. The land for the 
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Mobility Hub would likely be dedicated to DTR by the developers. We have not held any 
public meetings since the PEL in 2019. The current design would require a Categorical 
Exclusion and approval from FHWA. Construction would begin March 2022. 
C. Attardo 10-19-2020

CDOT, Douglas County, and the Town of Castle Rock are currently conducting a new Castle Rock Mobility Hub 
Location Study. The Study is considering 5 locations. The Walker Pine Canyon proposed development is one of the 5 
sites being in this new Study considered. The Study will be completed by Aug 2023. Once a location is selected, CDOT 
will start final design of the Mobility Hub. Construction would begin as early as 2025. $13M is currently programmed 
for Design and Construction.  
C.Attardo 4/5/23

CDOT's Express Lanes Residency supports the construction of the Mobility Hub. The mobility hub will provide 
substantial regional transportation benefits by allowing CDOT to add needed transit service from Castle Rock to 
Denver and Castle Rock to Colorado Springs. The mobility hub will improve rideshare opportunities, provide a 
connection point for planned local transit operations, and allow for a convenient connection to Front Range 
Passenger Rail.  Opening day ridership projections show that the mobility hub would service just over 22,000 trips per 
year.  I-25 would immediately experience a significant reduction in Vehicle Miles Traveled and a reduction in air 
emissions from transportation sources. 

CDOT's Division and Transit and Rail and Express Lanes Residency have been in direct communication with the Pine 
Canyon Developers. It is CDOT's understanding that the developer will dedicate lands needed for the mobility hub 
and future US 85 to I-25 direct connects that were recommended as part of the I-25 South PEL (2019). 

Lastly, this mobility hub is consistent with CDOT, Douglas County, and Castle Rock land use and transportation plans. 
The mobility hub was recommended as part of:

 CDOT Division of Transit and Rail, Intercity and Regional Bus Network Plan 2008 (revised 2014) 
 CDOT Region 1, I-25 South Planning and Environmental Linkages Study 2019 
 Douglas County, Douglas County Transportation Master Plan 2019

And 

Town of Castle Rock 2030 Comprehensive Master Plan 2017 

 p. 44: Identify and construct Park-n-Ride locations in cooperation with the regional development of transit 
facilities. 

 p. 58: Encourage and locate workforce and senior housing opportunities and other uses where they may be 
readily served by future transit 

 p. 60: Develop and implement an I-25 Corridor Plan to encourage mixed use development with employment-
and retail-based development adjacent to the corridor 

 p. 60: Encourage the development of mixed use transit-oriented development including promotion of 
workforce and senior housing options and other mixed use development that will conveniently serve transit 
facilities 

 p. 75: Future Land Use Plan (map) shows Pine Canyon as mixed use about 1/3rd mile to either side of I-25, 
then residential, open space, and school further east of I-25

And 

The Town of Castle Rock Transportation Plan 2017

 Table i Roadway Improvement Projects: Identifies improvements to Liggett, Front St and Woodlands Blvd that 
are needed as part of the Pine Canyon Development. These local roadway improvements will also benefit the 
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proposed mobility hub. 

C Alanis 10-28-2020
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Thank you for contacting the Colorado Department of Public Health and Environment

(CDPHE). Please note that the following requirements and recommendations apply to many

but not all projects referred by local governments. Also, they are not intended to be an

exhaustive list and it is ultimately the responsibility of the applicant to comply with all

applicable rules and regulations. CDPHE’s failure to respond to a referral should not be

construed as a favorable response.

Hazardous and Solid Waste

The applicant must comply with all applicable hazardous and solid waste rules and

regulations.

Hazardous waste regulations are available here:

https://www.colorado.gov/pacific/cdphe/hwregs.

Solid waste regulations are available here:

https://www.colorado.gov/pacific/cdphe/swregs.

Applicable requirements may include, but are not limited to, properly characterizing all

wastes generated from this project and ensuring they are properly managed and disposed of

in accordance with Colorado’s solid and hazardous waste regulations.

If this proposed project processes, reclaims, sorts, or recycles recyclable materials generated

from industrial operations (including, but not limited to construction and demolition debris

and other recyclable materials), then it must register as an industrial recycling facility in

accordance with Section 8 of the Colorado Solid Waste Regulations. The industrial recycling

registration form is available here:

https://www.colorado.gov/pacific/cdphe/sw-recycling-forms-apps.

If you have any questions regarding hazardous and/or solid waste, please contact CDPHE’s

Hazardous Materials and Waste Management Division (HMWMD) by emailing

comments.hmwmd@state.co.us or calling 303-692-3320.

Water Quality

The applicant must comply with all applicable water quality rules and regulations.

The Water Quality Control Division (WQCD) administers regulatory programs that are generally

designed to help protect both Colorado’s natural water bodies (the clean water program) and

built drinking water systems. Applicants must comply with all applicable water quality rules

and regulations relating to both clean water and drinking water. All water quality regulations

are available here:

https://cdphe.colorado.gov/water-quality-control-commission-regulations.
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Clean Water Requirements

Stormwater

Applicable clean water requirements may include, but are not limited to, obtaining a

stormwater discharge permit if construction activities disturb one acre or more of land or if

they are part of a larger common plan of development that will disturb one or more acres of

land. In determining the area of construction disturbance, WQCD looks at the entire plan,

including disturbances associated with utilities, pipelines or roads constructed to serve the

facility.

Please use the Colorado Environmental Online Services (CEOS) to apply for new construction

stormwater discharge permits, modify or terminate existing permits and change permit

contacts.

For CEOS support please see the following WQCD website:

https://cdphe.colorado.gov/cor400000-stormwater-discharge

or contact:

Email: cdphe_ceos_support@state.co.us or cdphe_wqcd_permits@state.co.us

CEOS Phone: 303-691-7919

Permits Phone: 303-692-3517

Domestic Wastewater

Some projects with wastewater collection may have domestic wastewater treatment works

(i.e., treatment plant, interceptor sewer, or lift station) with a design capacity to receive

greater than 2,000 gallons per day (gpd) and are subject to state-wide site location, design,

and permitting requirements implemented by the Water Quality Control Division. State review

and approval of the site location application and design is required by the Colorado Water

Quality Control Act (Act), Section 25-8-702, C.R.S. which states in part that:

“No person shall commence the construction of any domestic wastewater treatment

works or the enlargement of the capacity of an existing domestic wastewater

treatment works, unless the site location and the design for the construction or

expansion have been approved by the division.”

State review may also be necessary for projects with multiple on-site wastewater treatment

systems (OWTS) on a single property, unless the OWTS meet the requirements of division’s

“Site Application Policy 6: Multiple On-Site Wastewater Treatment Systems” (Policy 6).

If applicable, the project would need to meet all applicable regulatory requirements

including, but not limited to, site location and design review, discharge permitting, having a

certified operator; and routine monitoring and reporting. For questions regarding domestic

wastewater regulation applicability or other assistance and resources, visit these websites:

https://cdphe.colorado.gov/design

https://cdphe.colorado.gov/clean-water-permitting-sectors
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Drinking Water Requirements

The definition of a public water system is self-implementing. It is the responsibility of all

water systems in Colorado to assess whether their system is a public water system and to

comply with the regulations accordingly. There is not a notification process whereby a system

only becomes a public water system if the Department notifies that system. A system

becomes subject to regulation as a public water system at the point the system begins

operating a system meeting the definition of a public water system under Regulation 11.

Some projects may also need to address drinking water regulations if the proposed project

meets the definition of a “Public Water System” per the Colorado Primary Drinking Water

Regulations (Regulation 11):

A Public Water System means a system for the provision to the public of water for

human consumption through pipes or other constructed conveyances, if such system

has at least fifteen service connections or regularly serves an average of at least 25

individuals daily at least 60 days per year. A public water system is either a

community water system or a non-community water system. Such term does not

include any special irrigation district. Such term includes:

(a) Any collection, treatment, storage, and distribution facilities under control

of the supplier of such system and used primarily in connection with such

system.

(b) Any collection or pretreatment storage facilities not under such control,

which are used primarily in connection with such system.

If applicable, the project would need to meet all applicable requirements of Regulation 11

including, but not limited to, design review and approval; technical, managerial and financial

review and approval; having a certified operator; and routine monitoring and reporting. If it is

determined that your facility meets the definition of a public water system please submit a

drinking water inventory update form to the department. For questions regarding drinking

water regulation applicability or other assistance and resources, visit these websites:

https://cdphe.colorado.gov/drinking-water

https://cdphe.colorado.gov/dwtrain

If you have any other questions regarding either clean or drinking water quality, please

contact CDPHE’s WQCD by emailing cdphe.commentswqcd@state.co.us or calling

303-692-3500.

Air Quality

The applicant must comply with all relevant state and federal air quality rules and

regulations. Air quality regulations are available here:

https://www.colorado.gov/pacific/cdphe/aqcc-regs.
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Air Pollutant Emissions Notices (APENs) and Permits

Applicable requirements may include, but are not limited to, reporting emissions to the Air

Pollution Control Division (APCD) by completing an APEN. An APEN is a two in one form for

reporting air emissions and obtaining an air permit, if a permit will be required. While only

businesses that exceed the Air Quality Control Commission (AQCC) reporting thresholds are

required to report their emissions, all businesses - regardless of emission amount - must

always comply with applicable AQCC regulations.

In general, an APEN is required when uncontrolled actual emissions for an emission point or

group of emission points exceed the following defined emission thresholds:

Table 1

APEN Thresholds

Pollutant Category UNCONTROLLED ACTUAL EMISSIONS

Attainment Area Non-attainment Area

Criteria Pollutant 2 tons per year 1 ton per year

Lead 100 pounds per year 100 pounds per year

Non-Criteria Pollutant 250 pounds per year 250 pounds per year

Uncontrolled actual emissions do not take into account any pollution control equipment that

may exist. A map of the Denver Metropolitan Ozone Non-attainment area can be found on the

following website: http://www.colorado.gov/airquality/ss_map_wm.aspx.

In addition to these reporting thresholds, a Land Development APEN (Form APCD-223) may be

required for land development. Under Colorado air quality

regulations, land development refers to all land clearing activities, including but not limited

to land preparation such as excavating or grading, for residential, commercial or

industrial development. Land development activities release fugitive dust, a pollutant

regulation by APCD. Small land development activities are not subject to the same reporting

and permitting requirements as large land activities. Specifically, land development activities

that are less than 25 contiguous acres and less than 6 months in duration do not need to

report air emissions to APCD.

It is important to note that even if a permit is not required, fugitive dust control measures

included the Land Development APEN Form APCD-223 must be followed at the site. Fugitive

dust control techniques commonly included in the plan are included in the table below.

 

Control Options for Unpaved Roadways

Watering                         Use of chemical stabilizer

Paving                             Controlling vehicle speed

Graveling

Control Options for Mud and Dirt Carry-Out Onto Paved Surfaces

Gravel entry ways            Washing vehicle wheels

Covering the load             Not overfilling trucks

Control Options for Disturbed Areas
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Watering                          Application of a chemical stabilizer

Revegetation                    Controlling vehicle speed

Compaction                      Furrowing the soil

Wind Breaks                     Minimizing the areas of disturbance

                                       Synthetic or Natural Cover for Slopes

Additional information on APENs and air permits can be found on the following website:

https://www.colorado.gov/pacific/cdphe/air/do-you-need-an-apen. This site explains the

process to obtain APENs and air quality permits, as well as information on calculating

emissions, exemptions, and additional requirements. You may also view AQCC Regulation

Number 3 at https://www.colorado.gov/pacific/cdphe/aqcc-regs for the complete regulatory

language.

If you have any questions regarding Colorado’s APEN or air permitting requirements or are

unsure whether your business operations emit air pollutants, please call the Small Business

Assistance Program (SBAP) at 303- 692-3175 or 303-692-3148.

Asbestos and Lead-Based Paint

In Colorado there are regulations regarding the appropriate removal and handling of asbestos

and lead-based paint as part of a demolition, renovation, or remodeling project. These

regulations are presented in AQCC Number 8 (asbestos) and Number 19 (lead-based paint)

which can be found on the following website: https://www.colorado.gov/cdphe/aqcc-regs.

These regulations may require the use of, or inspection by, companies or individuals that are

certified to inspect or remove these hazards prior to renovation or demolition. APCD must

also be notified of abatement or demolition activities prior to beginning any work in the case

of asbestos. For additional guidance on these regulations and lists of certified companies and

individuals please visit the following website for asbestos:

https://www.colorado.gov/cdphe/categories/services-and-information/environment/asbestos

and the following website for lead-based paint:

https://www.colorado.gov/pacific/cdphe/categories/services-and-information/lead.

If you have any questions about Colorado’s asbestos and lead-based paint regulations or are

unsure whether you are subject to them please call the Indoor Environment Program at

303-692-3100.

If you have more general questions about air quality, please contact CDPHE’s APCD by

emailing cdphe.commentsapcd@state.co.us or calling 303-692-3100.

Environmental Justice and Health Equity

CDPHE is dedicated to promoting and protecting the health and environment for all

Coloradans. As part of those efforts, we strive to achieve health equity and environmental

justice.

Pine Canyon Planned Development Rezoning & Water Appeal 
Project File: ZR2020-010 & MI2020-009 
Board of County Commissioners Staff Report Attachment C - Page 28 of 131

https://www.colorado.gov/pacific/cdphe/air/do-you-need-an-apen
https://www.colorado.gov/pacific/cdphe/aqcc-regs
http://www.colorado.gov/cdphe/aqcc-regs
https://www.colorado.gov/cdphe/aqcc-regs
http://www.colorado.gov/cdphe/asbestos
https://www.colorado.gov/cdphe/categories/services-and-information/environment/asbestos
https://www.colorado.gov/pacific/cdphe/categories/services-and-information/lead
mailto:cdphe.commentsapcd@state.co.us


ENVIRONMENTAL JUSTICE is the fair treatment and meaningful involvement of all people

regardless of race, color, national origin or income. Environmental justice recognizes that

all people have a right to breathe clean air, drink clean water, participate freely in

decisions that affect their environment, live free of dangerous levels of toxic

pollution, experience equal protection of environmental policies, and share the

benefits of a prosperous and vibrant pollution-free economy.

HEALTH EQUITY is when all people, regardless of who they are or what they believe, have the

opportunity to attain their full health potential. Achieving health equity requires valuing all

people equally with focused and ongoing efforts to address inequalities.

The Environmental Justice Act (HB21-1266) builds upon these efforts by declaring a statewide

policy to advance environmental justice, defining disproportionately impacted communities,

and creating an Environmental Justice Action Task Force, Environmental Justice

Ombudsperson, and Environmental Justice Advisory Board. The Environmental Justice Act also

directs the Air Quality Control Commission to promulgate certain rules to reduce emissions in

disproportionately impacted communities, and to revise its approach to permitting actions in

disproportionately impacted communities. The Environmental Justice Act further requires

the Air Quality Control Commission to conduct enhanced outreach in disproportionately

impacted communities for rulemakings and contested permitting actions.

The Environmental Justice Act’s definition of disproportionately impacted communities

includes low-income communities, communities of color, and housing cost-burdened

communities, as well as communities that experience cumulative impacts and with a history

of environmental racism. CDPHE’s Climate Equity Data Viewer can be used to identify census

block groups that meet those three criteria.

CDPHE notes that certain projects have potential to impact communities of color and

low-income communities that are already disproportionately impacted by cumulative impacts

across environmental media and challenges outside the environmental context. It is our strong

recommendation that your organization consider the potential for disproportionate

environmental and health impacts on specific communities within the project scope and take

action to avoid, mitigate, and minimize those impacts.

To ensure the meaningful involvement of disproportionately impacted communities, we

recommend that you interface directly with the communities in the project area to better

understand community perspectives on the project to receive feedback on how it may impact

them during development and construction as well as after completion. This feedback should

be taken into account wherever possible, and reflected in changes made to the project plan

to implement the feedback.

Additionally, to ensure the fair treatment of disproportionately impacted communities, we

recommend that you consider substantive measures to avoid, minimize, and mitigate impacts

to disproportionately impacted communities. This may include considering alternative facility

siting locations, using best management practices to reduce impacts to air, water, soil, noise,

light, or odor, or offsetting impacts by reducing impacts from other nearby facilities as

appropriate.
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We have included some general resources for your reference.

Resources:

CDPHE Environmental Justice Website

CDPHE’s Health Equity Resources

CDPHE’s “Sweet” Tools to Advance Equity

EPA’s Environmental Justice and NEPA Resources
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From: Colorado Watershed Assembly
To: Matt Jakubowski
Cc: Alan Leak; Ryan Adrian; Matthew Collitt
Subject: Re: Douglas County Referral - Pine Canyon PD (ZR2020-010)
Date: Thursday, April 13, 2023 4:02:08 PM

Thank you, Matt,

I heard back from Alan Leak, CWA's Technical Consultant. CWA will remain as a no-
comment at this time.

Many thanks,
Diane

On Thu, Apr 13, 2023 at 3:19 PM Matt Jakubowski <mjakubow@douglas.co.us> wrote:

Good Afternoon,

 

Douglas County concluded the referral period for ZR2020-010 (Pine Canyon Planned
Development) on April 12th. I did not receive a response from the Chatfield Watershed
Authority, and am double-checking to make sure that is indeed the case. A “no comment”
response was received from Chatfield Watershed during the 1st referral period in 2020. See
attached referral response request form for reference.

 

Project Name:   Pine Canyon Planned Development – 2nd Referral

Project File #:     ZR2020-010

Project Summary:            2nd Referral for Planned Development (PD) rezoning
establishing the Pine Canyon PD in unincorporated Douglas County. PD proposes
single-family, multi-family, non-residential and mixed-use development, a hotel/spa,
parks, trails, school site, and transit mobility hub. The 500-acre site is generally
located north of Scott Blvd., south of Black Feather Trl., west of Founders Pkwy.,
and east of Prairie Hawk Dr.

 

The PD is being processed concurrent with the Pine Canyon PD Water Appeal
(MI2020-009), and proposed service plans for the Pine Canyon Metropolitan
District (SV2020-001).

 

Thanks, and let me know if you have any questions.

Matt
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Matt Jakubowski, AICP | Chief Planner

Douglas County Department of Community Development

Planning Services Division
Address | 100 Third St., Castle Rock, CO 80104
Phone | 303-660-7460

Email | mjakubow@douglas.co.us

 

-- 

Diane Kielty
Colorado Watershed Assembly
Program Manager
303-916-4645
https://www.coloradowater.org/
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Jared S. Polis, Governor | Dan Gibbs, Executive Director | Kevin G. Rein, State Engineer/Director 

 

 

 

March 28, 2023 

 

Matt Jakubowski, AICP, Chief Planner 

Mike Pesicka, Principal Planner 

Douglas County Planning Services 

Transmission via email: mjakubow@douglas.co.us; mpesicka@douglas.co.us  

 

Re: Pine Canyon Planned Development Rezone – 2nd Letter 

 Case No. ZR2020-010 

Part of the E ½ of Sec. 34, part of the S ½ of Sec. 35, and part of the S ½ of Sec. 36, T7S, R67W, 6th 

P.M.; and part of the NE ¼ of Sec. 1, T8S, R67W, 6th P.M. 

Water Division 1, Water District 8 

 

Dear Matt Jakubowski and Mike Pesicka: 

 

We have received your March 22, 2023 proposal to rezone approximately 535 acres being 6 parcels located in 

Sec. 34, 35, and 36, T7S, R67W, 6th P.M. and Sec. 1, T8S, R67W, 6th P.M. to allow single-family units, multi-family 

units, and mixed uses, including hotel/resorts, a school, parks and open space, and a mobility hub for the Pine 

Canyon Planned Development.  This application is being processed concurrent with the Pine Canyon PD Water 

Appeal and Pine Canyon Metropolitan District service plans, case nos. MI2020-009 and SV2020-001.  The proposal 

is for 1,800 single-family and multi-family residential units, a hotel and spa, office space, retail space, a school, 

and 173 acres of public parks and open space.  This letter supersedes our October 14, 2020 comments. 

 

This referral does not appear to qualify as a “subdivision” as defined in section 30-28-101(10)(a), C.R.S.  

Therefore, pursuant to the State Engineer’s March 4, 2005 and March 11, 2011 memorandums to county planning 

directors, this office will only perform a cursory review of the referral information and provide informal 

comments.  The comments do not address the adequacy of the water supply plan for this project or the ability 

of the water supply plan to satisfy any County regulations or requirements.  In addition, the comments provided 

herein cannot be used to guarantee a viable water supply plan or infrastructure, the issuance of a well permit, 

or physical availability of water. 

 

According to the Water Supply Plan Report dated April 22, 2020 (updated January 27, 2023) prepared by Jehn 

Water Consultants Inc., estimated water demand and proposed uses for the development are summarized in the 

following table.  Total demand at full buildout is 693.55 acre-feet/year.   

 

Use Demand No. Units 
Total Demand 

(af/yr) 

Indoor residential 0.17 1,800 units 306 

Outdoor residential - - 106.1 

Office 60 gpd/1,000 ft2 550,000 ft2 36.99 

Retail 20 gpd/1,000 ft2 50,000 ft2 1.12 

Hotel 30 gpd/cap 440 cap 14.80 

School 25 gpd/student 800 student 16.88 

Hotel/retail/office/school – outdoor irrigation - - 211.66 

- - Total 693.55 
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The proposed water supply is service provided by a new public water supplier, Pine Canyon Water and Sanitation 

District (District), being processed under the concurrent application case no. SV2020-001.  The District owns 

863.9 af/yr of decreed Denver Basin aquifer water rights granted in Division 1 Water Court case nos. 97CW0097, 

98CW0403, 01CW0082, 12CW0015, and 17CW3000, of which 570.37 af/yr is nontributary water that is not 

reserved to replace post pumping depletions and 138.9 af/yr is covered by augmentation plans approved in case 

nos. 00CW0068, 11CW0018, and 17CW3000, summarized in the following table.  The allowed uses and place of 

use of the water augmented in case no. 00CW0068 and 11CW0018 is limited.  If the Applicant intends to use the 

augmented water for uses or for a place of use not currently allowed by an augmentation plan, an amendment 

to the augmentation plan will be required prior to claiming such water as a water source for the proposed 

development.  A letter of commitment of service from the District was not included in the application materials. 

 

Case No. Aquifer NT (af/yr) 

NT 

Reserved 

Case No. 

NT 

Reserved 

(af/yr) 

NNT 

(af/yr) 

Aug Plan 

Case No. 

Amount 

Augmente

d (af/yr) 

Total 

(af/yr) 

Total 

Available 

Supply 

(af/yr) 

97CW097 

Lower Dawson 104      104 104 

Denver 230   17.2 11CW018 17.2 247.2 247.2 

Arapahoe 185      185 185 

Laramie-Fox 

Hills 
104 00CW068 104    104 0 

98CW403 

Lower Dawson    33.3 00CW068 33.3 33.3 33.3 

Denver    54.8 00CW068 54.8 54.8 54.8 

Arapahoe 56.6 11CW018 5.5    56.6 51.1 

Laramie-Fox 

Hills 
30.2 11CW018 30.2    30.2 0 

01CW082 
Lower Dawson    21.6 11CW018 21.6 21.6 21.6 

Denver    12 11CW018 12 12 12 

12CW015 Denver    13.5   13.5 0 

17CW3000 

Lower Dawson    0.1   0.1 0 

Denver    0.7   0.7 0 

Arapahoe 0.6      0.6 0.6 

Laramie-Fox 

Hills 
0.3      0.3 0.3 

Total  710.7  139.7   138.9 863.9 709.9 

 

A review of our records show well permit nos. 197467-A and 152092 located on the subject properties.  (Permit 

no. 28552 was originally on this list however the Applicant has clarified that this well is not located on the subject 

property).  Permit no. 197467-A was issued August 19, 1996 pursuant to section 37-92-602(3)(c), C.R.S. for the 

relocation of an existing well, permit no. 197467.  The well withdraws water from the not-nontributary Dawson 

aquifer.  Permit no. 152092 was issued August 23, 1988 pursuant to section 37-92-602(3)(b)(II)(A), C.R.S. as the 

only well on a tract of land of 40 acres described as the SW ¼ SW ¼ of Sec. 36, T7S, R67W, 6th P.M.  The well is 

permitted for the watering of livestock on a farm or ranch. The well is permitted to withdraw from the not-

nontributary Lower Dawson aquifer.  Use of this well must be in compliance with the permit conditions and 

applicable statutes.    

 

The applicant should be aware that if the parcels on which these wells are located are subdivided as part of the 

planned development, section 37-92-602(3)(b)(III), C.R.S. requires that the cumulative effect of all wells in a 
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subdivision be considered when evaluating material injury to decreed water rights.  Therefore at the time of 

subdivision, well no. 197467-A must either be plugged and abandoned or covered by a court-approved 

augmentation plan.  At the time of subdivision, well no. 152092 must be plugged and abandoned, covered by a 

court-approved augmentation plan, or operated in compliance with section 37-92-602(3)(b)(IV), C.R.S. 

 

Based on a demand of 693.55 acre-feet/year from the Pine Canyon Planned Development, this development will 

utilize more than 97% of the District’s available supply.  The source of water proposed for this development is 

from a non-renewable aquifer, the allocations of which are based on a 100 year aquifer life.  The county should 

be aware that the economic life of a water supply based on wells in a given Denver Basin aquifer may be less 

than the 100 years used for allocation due to anticipated water level declines.  We recommend that the county 

determine whether it is appropriate to require development of renewable water resources for this subdivision to 

provide for a long-term water supply. 

 

The application materials indicate that a storm water detention structure will be constructed as a part of this 

project.  The applicant should be aware that unless the structure can meet the requirements of a “storm water 

detention and infiltration facility” as defined in section 37-92-602(8), C.R.S., the structure may be subject to 

administration by this office.  The applicant should review DWR’s Administrative Statement Regarding the 

Management of Storm Water Detention Facilities and Post-Wildland Fire Facilities in Colorado, attached, to 

ensure that the notification, construction and operation of the proposed structure meets statutory and 

administrative requirements.  The applicant is encouraged to use Colorado Stormwater Detention and 

Infiltration Facility Notification Portal to meet the notification requirements, located at 

https://maperture.digitaldataservices.com/gvh/?viewer=cswdif. 

 

Please contact Wenli Dickinson at 303-866-3581 x8206 or Wenli.Dickinson@state.co.us with any questions. 

 

Sincerely, 

 

 

Ioana Comaniciu, P.E. 

Water Resources Engineer 

 

Ec: Subdivision file 27340 

 Well permit nos. 197467-A and 152092 

 Pine Canyon Water and Sanitation District file 
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April 14, 2023 
 
Matt Jakubowski, AICP, Chief Planner 
Mike Pesicka, Principal Planner 
Douglas County Planning Services 
Transmission via email: mjakubow@douglas.co.us; mpesicka@douglas.co.us  
 
Re: Pine Canyon Planned Development Rezone – 3rd Letter 
 Case No. ZR2020-010 

Part of the E ½ of Sec. 34, part of the S ½ of Sec. 35, and part of the S ½ of Sec. 36, T7S, R67W, 6th P.M.; 
and part of the NE ¼ of Sec. 1, T8S, R67W, 6th P.M. 
Water Division 1, Water District 8 

 
Dear Matt Jakubowski and Mike Pesicka: 
 
We have received your April 12, 2023 re-referral regarding the rezoning application for 535 acres comprised of 6 
parcels located in Sec. 34, 35, and 36, T7S, R67W, 6th P.M. and Sec. 1, T8S, R67W, 6th P.M. to allow single-family 
units, multi-family units, and mixed uses, including hotel/resorts, a school, parks and open space, and a mobility 
hub for the Pine Canyon Planned Development.  This application is being processed concurrent with the Pine Canyon 
PD Water Appeal and Pine Canyon Metropolitan District service plans, case nos. MI2020-009 and SV2020-001.  The 
proposal is for 1,800 single-family and multi-family residential units, a hotel and spa, office space, retail space, a 
school, business and light industrial, and 173 acres of public parks and open space.  This letter supersedes our 
March 28, 2023 comments. 
 
This referral does not appear to qualify as a “subdivision” as defined in section 30-28-101(10)(a), C.R.S.  Therefore, 
pursuant to the State Engineer’s March 4, 2005 and March 11, 2011 memorandums to county planning directors, 
this office will only perform a cursory review of the referral information and provide informal comments.  The 
comments do not address the adequacy of the water supply plan for this project or the ability of the water supply 
plan to satisfy any County regulations or requirements.  In addition, the comments provided herein cannot be used 
to guarantee a viable water supply plan or infrastructure, the issuance of a well permit, or physical availability of 
water. 
 
According to the Water Supply Plan Report dated April 22, 2020 (updated January 27, 2023) prepared by Jehn Water 
Consultants Inc., estimated water demand and proposed uses for the development are summarized in the following 
table.  Total potable demand is 375.79 acre-feet/year and total non-potable reuse water demand is 317.76 acre-
feet/year.  Note that no water demand appeared to be specified for the proposed industrial uses.  Prior to further 
review, the Applicant should provide a revised report clarifying the industrial use water demand. 
 

Use Demand No. Units 
Total Demand 

(af/yr) 

Indoor residential 0.17 1,800 units 306 

Outdoor residential irrigation - - 106.1* 

Office 60 gpd/1,000 ft2 550,000 ft2 36.99 

Retail 20 gpd/1,000 ft2 50,000 ft2 1.12 

Hotel 30 gpd/cap 440 cap 14.80 

School 25 gpd/student 800 student 16.88 

Hotel/retail/office/school – outdoor irrigation - - 211.66* 

- - Total 375.79 
*These irrigation water demands will be supplied by non-potable re-use water, therefore the calculated demand for the development 
for these uses is zero. 
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The proposed water supply is service provided by a new public water supplier, Pine Canyon Water and Sanitation 
District (District), being processed under the concurrent application case no. SV2020-001.  The District owns 863.9 
af/yr of decreed Denver Basin aquifer water rights granted in Division 1 Water Court case nos. 97CW0097, 
98CW0403, 01CW0082, 12CW0015, and 17CW3000, of which 570.37 af/yr is nontributary water that is not reserved 
to replace post pumping depletions and 138.9 af/yr is covered by augmentation plans approved in case nos. 
00CW0068, 11CW0018, and 17CW3000, summarized in the following table.  The allowed uses and place of use of 
the water augmented in case no. 00CW0068 and 11CW0018 is limited.  If the Applicant intends to use the augmented 
water for uses or for a place of use not currently allowed by an augmentation plan, an amendment to the 
augmentation plan will be required prior to claiming such water as a water source for the proposed development.  
A letter of commitment of service from the District was not included in the application materials. 
 

Case No. Aquifer NT (af/yr) 
NT 

Reserved 
Case No. 

NT 
Reserved 

(af/yr) 

NNT 
(af/yr) 

Aug Plan 
Case No. 

Amount 
Augmente
d (af/yr) 

Total 
(af/yr) 

Total 
Available 
Supply 
(af/yr) 

97CW097 

Lower 
Dawson 

104      104 104 

Denver 230   17.2 11CW018 17.2 247.2 247.2 

Arapahoe 185      185 185 

Laramie-
Fox Hills 

104 00CW068 104    104 0 

98CW403 

Lower 
Dawson 

   33.3 00CW068 33.3 33.3 33.3 

Denver    54.8 00CW068 54.8 54.8 54.8 

Arapahoe 56.6 11CW018 5.5    56.6 51.1 

Laramie-
Fox Hills 

30.2 11CW018 30.2    30.2 0 

01CW082 

Lower 
Dawson 

   21.6 11CW018 21.6 21.6 21.6 

Denver    12 11CW018 12 12 12 

12CW015 Denver    13.5   13.5 0 

17CW3000 

Lower 
Dawson 

   0.1   0.1 0 

Denver    0.7   0.7 0 

Arapahoe 0.6      0.6 0.6 

Laramie-
Fox Hills 

0.3      0.3 0.3 

Total  710.7  139.7   138.9 863.9 709.9 

 
A review of our records show well permit nos. 197467-A and 152092 located on the subject properties.  (Permit no. 
28552 was originally on this list however the Applicant has clarified that this well is not located on the subject 
property).  Permit no. 197467-A was issued August 19, 1996 pursuant to section 37-92-602(3)(c), C.R.S. for the 
relocation of an existing well, permit no. 197467.  The well withdraws water from the not-nontributary Dawson 
aquifer.  Permit no. 152092 was issued August 23, 1988 pursuant to section 37-92-602(3)(b)(II)(A), C.R.S. as the 
only well on a tract of land of 40 acres described as the SW ¼ SW ¼ of Sec. 36, T7S, R67W, 6th P.M.  The well is 
permitted for the watering of livestock on a farm or ranch. The well is permitted to withdraw from the not-
nontributary Lower Dawson aquifer.  Use of this well must be in compliance with the permit conditions and 
applicable statutes.    
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The applicant should be aware that if the parcels on which these wells are located are subdivided as part of the 
planned development, section 37-92-602(3)(b)(III), C.R.S. requires that the cumulative effect of all wells in a 
subdivision be considered when evaluating material injury to decreed water rights.  Therefore at the time of 
subdivision, well no. 197467-A must either be plugged and abandoned or covered by a court-approved augmentation 
plan.  At the time of subdivision, well no. 152092 must be plugged and abandoned, covered by a court-approved 
augmentation plan, or operated in compliance with section 37-92-602(3)(b)(IV), C.R.S. 
 
Based on a demand of 375.79 acre-feet/year from the Pine Canyon Planned Development, this development will 
utilize more than 52.9% of the District’s 709.9 acre-feet/year available supply.  The source of water proposed for 
this development is from a non-renewable aquifer, the allocations of which are based on a 100 year aquifer life.  
The county should be aware that the economic life of a water supply based on wells in a given Denver Basin aquifer 
may be less than the 100 years used for allocation due to anticipated water level declines.  We recommend that 
the county determine whether it is appropriate to require development of renewable water resources for this 
subdivision to provide for a long-term water supply. 
 
The application materials indicate that a storm water detention structure will be constructed as a part of this 
project.  The applicant should be aware that unless the structure can meet the requirements of a “storm water 
detention and infiltration facility” as defined in section 37-92-602(8), C.R.S., the structure may be subject to 
administration by this office.  The applicant should review DWR’s Administrative Statement Regarding the 
Management of Storm Water Detention Facilities and Post-Wildland Fire Facilities in Colorado, attached, to ensure 
that the notification, construction and operation of the proposed structure meets statutory and administrative 
requirements.  The applicant is encouraged to use Colorado Stormwater Detention and Infiltration Facility 
Notification Portal, located at https://maperture.digitaldataservices.com/gvh/?viewer=cswdif, to meet the 
notification requirements. 
 
Please contact Wenli Dickinson at 303-866-3581 x8206 or at Wenli.Dickinson@state.co.us with any questions. 
 
Sincerely, 
 
 
Ioana Comaniciu, P.E. 
Water Resources Engineer 
 
Ec: Subdivision file 27340 
 Well permit nos. 197467-A and 152092 
 Pine Canyon Water and Sanitation District file 
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1313 Sherman Street, Room 821 

Denver, CO 80203 

 

 
Administrative Statement Regarding the Management of  

Storm Water Detention Facilities and Post-Wildland Fire Facilities in Colorado 

February 11, 2016 
 
 

The Division of Water Resources (DWR) has previously administered storm water detention 

facilities based on DWR’s “Administrative Approach for Storm Water Management” dated May 21, 

2011.  Since the passage of Colorado Senate Bill 15-212, that administrative approach has been 

superseded.  This document describes SB 15-212, codified in section 37-92-602(8), Colorado 

Revised Statutes (C.R.S.), and how the law directs administrative requirements for storm water 

management.  The document is for informational purposes only; please refer to section 37-92-

602(8) for comprehensive language of the law. 

 

Pursuant to section 37-92-602(8), storm water detention facilities and post-wildland fire 

facilities shall be exempt from administration under Colorado’s water rights system only if they 

meet specific criteria.   The provisions of SB15-212 apply to surface water throughout the state.  

SB15-212 only clarifies when facilities may be subject to administration by the State Engineer; 

all facilities may be subject to the jurisdiction of other government agencies and must continue 

to obtain any permits required by those agencies. 

 
Storm Water Detention Facilities 

Pursuant to section 37-92-602(8), a storm water detention and infiltration facility (“Detention 
Facility”) is a facility that: 

● Is owned or operated by a government entity or is subject to oversight by a government 
entity, including those facilities that are privately owned but are required by a 
government entity for flood control or pollution reduction. 

● Operates passively and does not subject storm water to any active treatment process. 

● Has the ability to continuously release or infiltrate at least 97 percent of all of the water 
from a rainfall event that is equal to or less than a five-year storm within 72 hours of the 
end the rainfall event. 

● Has the ability to continuously release or infiltrate at least 99 percent of all of the water 
from a rainfall event that is greater than a five-year storm within 120 hours of the end 
the rainfall event. 

● Is operated solely for storm water management.   
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In addition, to qualify for the allowances provided in SB-212, the facility: 

● Must not be located in the Fountain Creek watershed, unless the facility is required by or 
operated pursuant to a Colorado Discharge Permit System Municipal Separate Storm 
Sewer System Permit issued by the Department of Public Health and Environment 
pursuant to Article 8 of Title 25, C.R.S. 

● Must not use water detained in the facility for any other purpose nor release it for 
subsequent diversion by the person who owns, operates, or has oversight over the 
facility.  The facility cannot be operated as the basis for a water right, credit, or other 
water use right. 

● Must not expose ground water. 

● May include a structure or series of structures of any size. 

 

If the Detention Facility was constructed on or before August 5, 2015 and meets all the 

requirements listed above, it does not cause material injury to vested water rights and will not 

be subject to administration by the State Engineer.   

 

If the Detention Facility is constructed after August 5, 2015, meets the requirements listed 

above, and the operation of the detention facility does not cause a reduction to the natural 

hydrograph as it existed prior to the upstream development, it has a rebuttable presumption of 

non-injury pursuant to paragraph 37-92-602(8)(c)(II). A holder of a vested water right may bring 

an action in a court of competent jurisdiction to determine whether the operation of the 

detention facility is in accordance with paragraph 37-92-602(8)(c)(II)(A) and (B) has caused 

material injury.  If the court determines that the vested water rights holder has been injured, 

the detention facility will be subject to administration. 

 

In addition, for Detention Facilities constructed after August 5, 2015, the entity that owns, 

operates, or has oversight for the Detention Facility must, prior to the operation of the facility, 

provide notice of the proposed facility to the Substitute Water Supply Plan (SWSP) Notification 

List for the water division in which the facility is located.  Notice must include: the location of 

proposed facility, the approximate surface area at design volume of the facility, and data that 

demonstrates that the facility has been designed to comply with section 37-92-602(8)(b) 

paragraphs (B) and (C).  The State Engineer has not been given the statutory responsibility to 

review notices, however, DWR staff may choose to review notices in the course of their normal 

water administration duties.  Not reviewing notices does not preclude the Division Engineer from 
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taking enforcement action in the event that the above criteria are not met in design and/or 

operation. 

 

To satisfy the notification requirement, operators are encouraged to use the Colorado 

Stormwater Detention and Infiltration Facility Notification Portal developed by Urban Drainage 

and Flood Control District (“UDFCD”), located at: 

https://maperture.digitaldataservices.com/gvh/?viewer=cswdif.    

 

Types of detention Facilities contemplated under this statute include underground detention 

vaults, permanent flood detention basins,1 extended detention basins,2 and full spectrum 

detention basins.3  Storm Water Best Management Practices4 (BMPs) not contemplated above, 

including all Construction BMPs and non-retention BMPs, do not require notice pursuant to SB-

212 and are allowed at the discretion of the Division Engineer.  Green roofs are allowable as long 

as they intercept only precipitation that falls within the perimeter of the vegetated area. Green 

roofs should not intercept or consume concentrated flow, and should not store water below the 

root zone.  BMPs that rely on retention, such as retention ponds and constructed wetlands, will 

be subject to administration by the State Engineer. 

 

Any detention facility that does not meet all of the statutory criteria described above, in 

design or operation, is subject to administration by the State Engineer. 

 
 

  

                                            
1 Flood detention basin: An engineered detention basin designed to capture and slowly release peak flow 
volumes to mitigate flooding (Urban Drainage and Flood Control, 2010). 
2 Extended detention basin: An engineered detention basin with an outlet structure designed to slowly 
release urban runoff over an extended time period (Urban Drainage and Flood Control, 2010).  
3 Full spectrum detention basin: An extended detention basin designed to mimic pre-development peak 
flows by capturing the Excess Urban Runoff Volume and release it over a 72 hour period (Urban Drainage 
and Flood Control, 2010). 
4 Best management practice: A technique, process, activity, or structure used to reduce pollutant 
discharges in stormwater (Urban Drainage and Flood Control, 2010). 
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Post-Wildland Fire Facilities 

Pursuant to section 37-92-602(8), a post-wildland fire facility is a facility that: 

● Includes a structure or series of structures that are not permanent. 

● Is located on, in or adjacent to a nonperennial stream5. 

● Is designed and operated to detain the least amount of water necessary, for the shortest 
duration of time necessary, to achieve the public safety and welfare objectives for which 
it is designed. 

● Is designed and operated solely to mitigate the impacts of wildland fire events that have 
previously occurred.   

In addition, to qualify for the allowances provided in SB-212, the facility: 

● Must be removed or rendered inoperable after the emergency conditions created by the 
fire no longer exist, such that the location is returned to its natural conditions with no 
detention of surface water or exposure of ground water.   

● Must not use water detained in the facility for any other purpose nor release it for 
subsequent diversion by the person who owns, operates, or has oversight over the 
facility.  The facility will not be operated as the basis for a water right, credit, or other 
water use right. 

 

If the post-wildland fire facility meets the requirements listed above, it does not cause material 

injury to vested water rights.  While DWR recognizes that post-wildland fire facilities are 

essential to the protection of public safety and welfare, property, and the environment, DWR 

may, from time to time, request that the person who owns, operates, or has oversight of the 

post-wildland fire facility supply information to DWR to demonstrate they meet the criteria set 

forth above.  

 

If a post-wildland fire facility does not meet all the criteria set forth above, it will be subject 

to administration by the State Engineer. 

 

  

                                            
5 DWR may use the National Hydrography Dataset or other reasonable measure to determine the 
classification of a stream 
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Resources and References 

Colorado Stormwater Detention and Infiltration Facility Notification Portal: 
https://maperture.digitaldataservices.com/gvh/?viewer=cswdif  
 
Colorado Senate Bill15-212: 
http://www.leg.state.co.us/CLICS/CLICS2015A/csl.nsf/fsbillcont3/13B28CF09699E67087257DE80
06690D8?Open&file=212_enr.pdf  
 
United States Geological Survey National Hydrography Dataset: http://nhd.usgs.gov/  
 
Urban Drainage and Flood Control District 37-92-602(8) explanation memo and FAQ’s:  
http://udfcd.org/crs-37-93-6028-explanation-memo-and-faqs/   
 
Urban Drainage and Flood Control District. (2010). Urban Storm Drainage Criteria Manual: 
Volume 3, Best Management Practices, updated November 2015. Located at: 
http://udfcd.org/volume-three 
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OWNER CERTIFICATION:

Name of Landowner:

__________________________________________________________________
(Landowner’s Signature – notarized)

I/we ________, (one of the following: qualified title insurance company, title company, title attorney, 
or attorney at law), duly qualified, insured or licensed by the State of Colorado, do hereby certify that 
I/we have examined the title of all lands depicted and described hereon and that title to such land is 
owned in fee simple by ___________ at the time of this application.

_________________________________________	  					     _________________
			   (Notarized Signature)												            (Date)
		  Name of Authorized Official
			   Name of Company: 

											           OR

_________________________________________	  					     _________________
			   (Signature) (Registration No.) 										          (Date)
				    Name of Attorney

LEGAL DESCRIPTION:

East Side of I-25, Castle Rock, CO
Parcel A
The North 1/2 of the Northeast 1/4 of Section 1, Township 8 South, Range 67 West of the 6th P.M.,
EXCEPT the Easterly 55 feet thereof deeded to the Town of Castle Rock by instrument recorded March 27, 1985 in Book 567 at Page 182, County of 
Douglas, State of Colorado.

Parcel B
The North 1/2 of the Southeast 1/4 of the Southwest 1/4 of Section 35, Township 7 South, Range 67 West of the 6th P.M., lying East of Interstate Highway 
25, County of Douglas, State of Colorado.

Parcel C
The North 1/2 of the Southwest of the Southeast 114 of Section 35, Township 7 South, Range 67 West of the 6th P.M., County of Douglas, State of Colorado.

Parcel D
The Southeast 1/2 of the Southeast 1/4 of Section 35, Township 7 South, Range 67 West of the 6th P.M., County of Douglas, State of Colorado.

Parcel E
The Southeast 1/2, the East 1/2 of the Southwest 1/4, and the Southwest 1/2 of the Southwest 1/4 of Section 36, Township 7 South, Range 67 West of the 
6th P.M., EXCEPT the Easterly 55 feet thereof deeded to the Town of Castle Rock by instrument recorded March 27, 1985 in Book 567 at Page 182, AND 
EXCEPT that fee parcel acquired by Department of Transportation, State of Colorado by Rule and Order, Order for Disbursement of Funds, and Order for 
Release of Lis Pendens in Civil Action 2009CV883, District Court, Douglas County, recorded November 4, 2010 at Reception No. 2010076348, County of 
Douglas, State of Colorado.

West Side of I-25, Castle Rock, CO
Parcel A
All that part of the North 1/2 of the Southwest 1/4 of Section 35 and all that part of the Northeast 1/4 of the Southeast of Section 34, Township 7 South, 
Range 67 West of the 6th P.M., lying West of the West right of way line of Interstate 25 and lying East of the East right of way line of the Atchison, Topeka 
and Santa Fe Railroad,
EXCEPT Denver and Rio Grande right of way,
AND EXCEPT right of way for Liggett Road,
AND EXCEPT Lot 1, Douglas County Lions Club,
AND EXCEPT property described in Exhibit A to Rule and Order in Civil Action 2005CV1763, District Court, Douglas County, State of Colorado, recorded 
June 20, 2008 at Reception No. 2008043978,
County of Douglas, State of Colorado.

Parcel B
Lot 1,
DOUGLAS COUNTY LIONS CLUB,
County of Douglas, State of Colorado.

Parcel C
That portion of the Northeast 1/4 of Section 34, Township 7 South, Range 67 West of the 6th P.M., more particularly described as follows:
BEGINNING at a point on the South line of the Northeast 1/4 of Section 34 from whence the East 1/4 corner bears South 89° 32’ 53” East, a distance of 
512.11 feet and considering said South line to bear South 89” 32’ 53” East, as determined by solar observation, with all bearings contained herein relative 
thereto;
thence, the following courses along The Denver and Rio Grande Western Railroad Westerly right of way:
North 25” 25’ 05” West, a distance of 744.26 feet;
North 64” 34’ 55” East, a distance of 100.00 feet;
North 25” 25’ 05” West, a distance of 455.31 feet to a point of curvature;
along a curve to the right, having a central angle of 02” 32’ 56,” a radius of 5620.00 feet, an arc length of 250.00 feet and a chord that bears North 24” 
08’ 34” West, a distance of 250.00 feet;
thence, departing said Westerly right of way, South 70” 36’ 31” West, a distance of 911.40 feet;
thence, South 27” 58’ 52” East, a distance of 1183.73 feet to a point on the South line of the Northeast 1/4 of Section 34;
thence, along said South line, South 89” 32’ 53” East, a distance of 831.16 feet to the POINT OF BEGINNING,
County of Douglas, State of Colorado.
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COUNTY CERTIFICATION:

This rezoning request to Planned Development has been reviewed and found to be complete and in 
accordance with the (Board Resolution or Motion Number and Date) approving the Planned Development 
and all applicable Douglas County Regulations.

_________________________________________	  					     _________________
					     (Signature)													             (Date)
                  Chairman, Board of County Commissioners

_________________________________________	  					     _________________
					     (Signature)													             (Date)
       	                Community Development Director

CLERK & RECORDER CERTIFICATION:

I hereby certify that this Plan was filed in my office on this (day) of (month), 20__, A.D. at ____ o’clock 
a.m./p.m., and was recorded per Reception No.

________________________________________

_________________________________________	  
	       Douglas County Clerk & Recorder
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GENERAL PROVISIONS:

1	 Authority:
This Development Plan is authorized by Section 15 – 
Planned Development District of the Douglas County 
Zoning Resolution adopted pursuant to the Colorado 
Planned Unit Development Act of 1972, as amended.

2	Applicability:
The provisions of this Development Plan shall run 
with the land. The landowners, their successors, 
heirs, or assigns shall be bound by this Development 
Plan, as amended and approved by the Community 
Development Director or Board of County 
Commissioners.

3	Adoption:
The adoption of this Development Plan shall evidence 
the findings and decision of the Douglas County 
Board of Commissioners that this Development 
Plan for the Pine Canyon Planned Development 
is in general conformity with the Douglas County 
Comprehensive Master Plan; is authorized by the 
provision of Section 15 of the Douglas County 
Zoning Resolution; and that such Section 15 and this 
Development Plan comply with the Colorado Planned 
Unit Development Act of 1972, as amended.

4	Relationship to County Regulations:
The provisions of this Development Plan shall prevail 
and govern the development of the Pine Canyon 
Planned Development, provided, however, that where 
the provisions of this Development Plan do not 
address a particular subject, the relevant provisions of 
the Douglas County Zoning Resolution, as amended, 
or any other applicable resolutions or regulations of 
Douglas County, shall be applicable.

5	Enforcement:
To further the mutual interest of the residents, 
occupants, and owners of the Planned Development 
and of the public in the preservation of the integrity 
of the Plan, the provisions of this Plan relating to the 
use of land and the location of common open space 
shall run in favor of Douglas County and shall be 
enforceable at law or in equity by the County without 
limitation on any power or regulation otherwise 
granted by law.

6	Conflict:
Where there is more than one provision within the 
Development Plan that covers the same subject 
matter, the provision which is most restrictive or 
imposes higher standards or requirements shall 
govern unless determined otherwise by the Director 
of Community Development.

7	Maximum Level of Development:
The total number of dwellings or the total 
commercial, business, or industrial intensity 
approved for development within the Planning 
Areas is the maximum development requested for 

platting or construction. The actual number of dwellings 
or level of development for commercial, business, or 
industrial properties may be less due to subdivision 
or site improvement plan requirements, land carrying 
capacity, or other requirements of the Board of County 
Commissioners.

8	Project Tracking:
At the time of subdivision final plat, the applicant shall 
provide a summary of the development, to date, along 
with the final plat submittal to the Planning Division, in 
order to assure maximum development limits are not 
exceeded. 

9	Interpretation:
When used in this Development Plan, the term “shall” 
indicates a mandatory provision and each of the terms 
“should” and “may” indicates a permissive provision that 
is not mandatory.

STATEMENT OF COMMITMENTS: 

The following commitments are required to be complied 
with by the Owner of Pine Canyon (Owner) and shall be 
binding upon their heirs, successors and assigns with 
respect to the Pine Canyon land (Property). 

1. DEDICATIONS

Subject to the conditions set forth in this Development 
Plan, the following dedications and offers of dedications 
of land shall be made to fulfill subdivision requirements in 
connection with the development of the Property: 

1 .1 Parks, Trails, Open Space.

All parks, open space and trails dedicated and accepted 
pursuant to this Section 1.1 shall remain open to public use, 
subject to the provisions of this Section 1.1 and subject 
to seasonal closures and other rules and regulations 
acceptable to the entity, its successors and assigns, to 
which such dedication is made and accepted, except 
where natural habitat is protected through the restrictions 
set forth in a conservation easement.
 
(A) Parks and Trails.
a.	Parks and trails land dedication shall comply with 
Section 1003 of The Douglas County Subdivision 
Resolution as amended. 
b.	Per Article 10, Section 1003 of the Douglas County 
Subdivision Resolution as amended, local parks and trail 
land dedication shall be (dwelling units x 0.015 acres per 
unit,) or cash-in-lieu equivalent. 
c.	Per Article 10, Section 1003 of the Douglas County 
Subdivision Resolution as amended, regional park lane 
dedication shall be (dwelling units x.030 acres per unit) of 
park land or cash-in-lieu equivalent. 

d.	Cash-in-lieu value shall be determined by an 
independent appraisal per article 10 section 1003.06.3 of 
the Douglas County Subdivision Resolution, as amended. 
e.	The “cost of improvements” shall be determined during 
the subdivision review process. Cash-in- lieu for parks and 
trails shall be paid at the time of recordation of the final 
plat. 
f.	Local parks and trails shall be constructed concurrent 
with the development of property immediately adjacent 
to the park or trail.
g.	Local parks and trail dedications shall count toward the 
open space in the land use summary. 
h.	All public trails shall be constructed of durable natural 
materials or concrete. At an 8-foot width in in accordance 
with Douglas County building guidelines. Parks and trails 
standards, any regional trail must be 8 feet wide and 
constructed of a hard surface. Private trails do not need to 
meet this requirement. 
(B) Open Space (OSP).
a.	Owner and its assigns shall dedicate designated 
acreages of open space at the time of final plat of that 
portion of the Property immediately adjacent to the Open 
Space. 
b.	Open spaces designated OSP-1 through OSP-7 shall be 
conveyed to a Title 32 Metropolitan District, its successors 
and assigns, for ownership and maintenance, at the time 
of final plat. 
c.	Owner will establish The Walter J. Scott Riparian 
Preserve (OSP-8), through the donation of a conservation 
easement to the County or an accredited land trust. The 
purposes of such easement shall include the preservation 
of the County’s identified Wildlife Migration Corridor, the 
County’s Riparian Conservation Zone (RCZ), threatened 
species habitat, cultural points of interest and the 
preservation of the Preserve as a working agricultural 
ranch in accordance with all County Resolutions and the 
County’s Habitat Conservation Plan.
d.	Owner desires to preserve the historic homestead (PA-
20) as part of the dedicated conservation easement.

1.2	 Schools. 

a.	Owner, or its assigns, shall comply with the school land 
dedication standards of Article 10 of the Douglas County 
Subdivision Resolution. The number of students generated 
by residential development shall be determined pursuant 
to the generation rates provided by Douglas County 
School District.  Any physical school site shall be conveyed 
to the County at the time of final plat.
b.	Land will be dedicated in PA-14 for the construction 
of an elementary school. If the School District decides 
against the use of such property for an elementary school, 
the School District shall reconvey such property to the 
Owner (or its successors or assigns) who shall then meet 
the applicable school land dedication through cash-in-lieu 
dedications.
c.	Owner, or its assigns, shall pay an additional cash-in-
lieu of land dedication for schools at the time of final plat. 

All cash-in-lieu and property interests provided to the 
School District pursuant to the Section 1.2(B) may be 
used by the School District only for schools and school 
support facilities located within the Property, which may 
provide service to students residing within and outside 
the Property.
d.	Owner, its successors or assigns shall provide 
$2,701 for each SFDU and $338 for each MFDU, at the 
Recording of each Final Plat thereof, as requested by 
the Douglas County School District for additional capital 
mitigation. These amounts shall be reduced by the value 
of any in-kind contributions from Owner or its assigns to 
the School District as may be acceptable to Owner or its 
assigns and the School District.

1.3	 Streets.

a.	Owner and its assigns shall dedicate all public right-
of-way depicted on any approved preliminary plan at 
the time of final plat of that portion of the Property 
containing such streets or roads. 
b.	Owner and its assigns shall make necessary 
improvements and right-of-way dedications for the two 
access points to Highway 86, unless such improvements 
have been or are to be funded and/or constructed by 
others. Owner and its assigns shall not be required to 
dedicate lands or fund improvements constructed by 
others. 
c.	Owner and its assigns are committed to the dedication 
of right-of-way property interests as a contribution to 
the future access improvements to Founders Parkway, 
Liggett Road, Woodlands Boulevard and Front Street. 
The extent of these improvements is addressed in the 
traffic impact study. Owner anticipates that further 
improvements will be addressed in subsequent traffic 
impact studies.

1.4	 Owner’s Reserved Rights.

a.	In making the dedications as provided above, Owner 
and its assigns shall have the right to reserve to 
themselves, their successors and assigns, easements to 
use the dedicated lands for Water Facilities, Wastewater 
Facilities, Utility Services Facilities and Drainage 
Facilities.

2. ON-SITE OR OFF-SITE IMPROVEMENTS 

2.1	 Title 32 Metropolitan Districts (Metro Districts)
a.	Metro districts shall be formed for the purpose of 
implementing the design, construction and maintenance 
of certain improvements. The districts shall be formed 
and shall be in accordance with Title 32 of Colorado 
Revised Statutes regarding the creation of special 
districts. Evidence of the creation of said districts shall 
be provided prior to the submittal of the first subdivision 
or site improvements plan with respect to the portion of 
the Property served by the District. 
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2.2	 Provision of Major Infrastructure. 

a.	It is anticipated that one or more Title 32 Metro 
Districts will be formed to facilitate the design, 
construction and financing of on-site and off-site 
infrastructure necessary for the development of the 
Property. 
b.	On-site utility improvements may include and 
are not limited to water and sewer improvements 
necessary for connection to Pine Canyon Water and 
Sanitation District infrastructure. 
c.	Off-site roadway improvements may also be 
required, as addressed in the traffic impact study, and 
any subsequent traffic impact studies. 

2.3 Park and Trail Improvements.

a.	In connection with the dedication of any Park, 
Owner (or one or more Title 32 Metro District, their 
successors and assigns) may provide Recreational 
Improvements within such Park. 
b.	One of the Local Parks at PA-5, PA-7, or PA-15 will 
include an Outdoor Fitness Facility as a Recreational 
Improvement. Such improvements would be owned, 
constructed, and maintained by a Title 32 Metro 
District. 
c.	Any additional recreation dedications or fees 
required to mitigate impacts to off-site recreational 
facilities shall be determined at the time of 
Subdivision. The timing of such dedications and 
impacts shalle be determined at Subdivision 
consistent with the requirements contained in Article 
10 of the Subdivision Resolution. 
d.	Local park dedication requirements may be met 
with local parks and a community trail system 
dedications. 
e.	Regional park dedication requirements shall be met 
per Article 10, Section 1003.10.3, as amended, through 
open lands dedications. These open lands may meet 
the criteria provided in Article 10, Section 1003.11.5, 
as amended, by protecting and preserving wildlife 
habitat and corridors. 
f.	Final construction drawings for the trail 
improvements shall be approved at the time of the 
Final Plat. 
g.	Ownership and maintenance of tracts and 
improvements within planning areas OSP-1 through 
OSP-7 shall be by a Title 32 Metropolitan District. 
Internal landscaping and open space dedications 
within planning area “residential”’ may be owned and 
maintained by a homeowner’s association or a Title 
32 Metro District. 

2.4 Roadway Improvements.

(A)	 Internal Roadway Improvements Within the 
Property.

a.	Internal roadway improvements shall be constructed 
by Owner or its assigns or one or more Title 32 Metro 
District, their successors and assigns in accordance with 
applicable County requirements, as modified by any 
alternate roadway design standards approved by the 
County.
b.	All internal roadway properties shall be designed and 
constructed, at no cost to the County, in accordance 
with all applicable County standards, as the same may 
be modified by any alternate roadway design standards 
approved by the County.

(B)	 Site Access Improvements.

a.	All access points and road locations set forth in the Pine 
Canyon PD are conceptual in nature and may be altered, 
with County approval.
b.	Modifications to state highway intersections are subject 
to CDOT review and access permit approval.
c.	Owner, or one or more Title 32 Metro District(s), its 
successors and assigns shall, at its expense, provide 
proportionate share of improvements at the following 
access points, as identified in the Douglas County 
Engineering Staff approved Pine Canyon traffic impact 
study:
i.	 Crimson Sky Drive and Founders Parkway.
ii.	Rising Sun Drive and Founders Parkway.
iii. Liggett Road to provide eastbound and westbound 
access to the Property at PA-18 and PA-19.
iv. Front Street to provide eastbound and westbound 
access to the Property at PA-16.
d.	Owner, or one or more Title 32 Metro District(s), its 
successors and assigns may, at its expense, construct a 
new roadway connecting Front Street along the east side 
of I-25 to PA-17 on the west side of I-25 via an interstate 
underpass to provide direct access to the Property in 
eastbound and westbound directions.
i.	 This roadway may include transportation improvements 
in the form of designated pedestrian and bicycle lanes or 
areas. 
ii.	Such I-25 interstate underpass improvements shall be 
approved by CDOT, and may be constructed and funded 
by CDOT with appropriate Bridge Enterprise funding.
e.	All improvement construction shall occur at such time 
as warranted by the traffic study for the Property as 
approved by Douglas County.

(C)	 Off-Site Roadway Improvements

a.	Owner, or one or more Title 32 Metro District, its 
successors and assigns, formed for the Property as 
needed, at their expense, may provide the proportionate 
share of improvements at the following listed off-site 
intersections, as identified in the Pine Canyon traffic 
impact analysis, as approved by Douglas County 
Engineering Staff. 
i.	 Meadows Parkway and Santa Fe Drive.
ii.	Founders Parkway and Woodlands Boulevard.

iii.	 Liggett Road and Santa Fe Drive.
iv.	 Black Feather Trail and Woodlands Boulevard.
v.	Woodlands Boulevard and Scott Boulevard.
vi.	 Fifth Street and Perry Street.
vii.	 Fifth Street and Founders Parkway.
b.	These improvements shall occur at such time as 
warranted by the traffic study for Pine Canyon as 
approved by Douglas County or when conditions warrant, 
as determined by the jurisdictional authority for each 
subject roadway or intersection, i.e. Town of Castle Rock, 
Douglas County, or CDOT, whichever comes first. 

(D) Traffic Impact Studies. 
a.	To the extent requested by the County, each Traffic-
generating approval, including but not limited to 
subdivision and site improvement plan processes, shall 
include a traffic impact analysis developed in accordance 
with the Douglas County Roadway Design and 
Construction Standards. Additional improvements may be 
required as warranted by subsequent County-approved 
Traffic Impact Studies.

(E) Right-of-Way
a.	Owner will dedicate or cause to dedicate public rights-
of-way (ROW) to the County, Town or CDOT at no cost to 
the County, Town or CDOT for public roadways. 

2.5 Mobility Hub

a.	Owner anticipates the inclusion of a CDOT Mobility Hub 
at PA-17. 
b.	Owner, one or more Title 32 Metro Districts formed for 
the Property, or its successors or assigns, may enter into 
a formal agreement with CDOT regarding ownership, 
maintenance, and construction of Mobility Hub elements 
and amenities.
c.	The Mobility Hub may provide transit options to the 
public in the form of a station for CDOT’s Bustang and 
Outrider services, and may include future connections to 
high-speed rail, national bus, airport/resort shuttles, and 
local transit services.
d.	The Mobility Hub may also include multimodal support 
infrastructure in the forms of bicycle lockers and parking 
areas, pedestrian connections and amenities, parking 
including designated electric vehicle charging stations, 
wayfinding and informational stations.
e.	The Mobility Hub may be integrated into appropriate 
Transit-Oriented Development plans which may include 
retail, office, and residential uses. 

2.6 Stormwater Management and Drainage Improvements

a.	Owner or assigns will comply with regional efforts to 
maintain water quality within the Property. Drainage, 
water quality, and detention facilities will be designed and 
constructed per applicable Douglas County stormwater 
regulations and mile high flood district criteria.
b.	Owner, at their sole expense, has secured a Phosphorus 

Management Plan. Recommendations and Best 
Management Practices from this Phosphorus 
Management Plan, and any subsequent plans 
developed for Site Improvement or Subdivision 
approvals shall be implemented by Title 32 Metro 
Districts, as the County may deem necessary to fulfill 
such obligations. 
c.	Owner, or one or more Title 32 Metro District, its 
successors and assigns, designated by Owner that 
accept such obligations, or one or more homeowners’ 
associations, their successors and assigns, shall be 
required to maintain all storm water facilities serving 
the Property.
d.	Any stormwater facilities deemed by the County to 
be public, shall be maintained by the County.
e.	Owner, or its assigns, shall grant easements to the 
County, at the County’s request and at no cost to the 
County, to permit the County to enter and maintain 
stormwater facilities deemed either public or private 
(in the event the Owner or such other entity fails to 
satisfactorily maintain or repair such facilities). 
f.	Drainage facilities, including detention ponds, shall 
be naturally designed, and drainages widened as 
identified and recommended by the Drainage Reports 
at time of Subdivision or other time necessitated by 
the County’s land use approvals. 

3 WATER AND SEWER SERVICE AND FACILITIES.

a.	Water and sewer service will be provided by the 
Pine Canyon Water and Sanitation District. This Water 
and Sanitation District will provide sewer and water 
services to the Property. 
b.	Owner has submitted an appeal to Section 18A of 
the Zoning Resolution (“Water Appeal”). This Appeal 
requests alternative water demand standards for the 
project instead of the County’s standards. Owner’s 
Appeal requests an indoor demand standard of .17 af/
yr/SFE and an outdoor demand standard of 2.25 af/
acre (The County standards are .75 af/ya/SFE and 2.5 
af/acre respectively). Owner recognizes that approval 
of the Water Appeal is a necessary prerequisite 
for water and sewer facility installation. The Pine 
Canyon Water Appeal is recorded at Reception No. 
_______________.
c.	Owner, their successor or assigns, or any Title 
32 Metro District formed for the Property shall 
be responsible for obtaining all required water, 
wastewater, and reuse water service and facility 
approvals and permits from the Colorado Department 
of Public Health and Environment (CDPHE) Water 
Quality Control Division, including (but not limited 
to) permitting or approvals addressing water reuse, 
land application, effluent limits, and any other CDPHE-
required permits or approvals.
d.	Owner, at its sole expense, has previously obtained 
CDPHE Division approval of a Site Application for a 
wastewater reclamation facility, a Land Application 
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Management Plan, Groundwater Preliminary Effluent 
Limits, and Reuse Preliminary Effluent Limits. These 
approved guiding documents provide obligatory 
limitations, goals, monitoring techniques and 
deadlines, and other mandatory water and wastewater 
requirements which are binding upon all future 
development of the property. 
e.	The Pine Canyon Water and Sanitation District will 
be responsible for ensuring that 100% of all wastewater 
effluent is treated, reclaimed into recycled water, and 
then reused on the Property, or sold to a third-party 
use elsewhere in the County, as required in the CDPHE 
issued Preliminary Effluent Limits. 
f.	The Pine Canyon Water and Sanitation District will 
be responsible for control over the distribution and 
monitoring of all recycled water. Any recycled water 
will be applied on the Property in accordance with 
CDPHE- approved Land Application Management Plan.
g.	The Pine Canyon Water and Sanitation District will 
be responsible for the enforcement of all water and 
wastewater requirements imposed by any and all 
CDPHE-issued approvals or permits.
h.	Water demand (including reuse applications) will be 
managed by the Pine Canyon Water and Sanitation 
District in accordance with the limitations, restrictions, 
and monitoring requirements in the Water Appeal, the 
Water Efficiency Plan, and all CDPHE-approved plans, 
limits, and permits. 
i.	 Water demand restrictions include turf limitations 
as detailed in the Water Efficiency Plan and PD 
Development Standards, water usage limitations as 
detailed in the WEP, foliage and grass type restrictions 
as detailed in the WEP, a commitment to using no drip 
irrigation, and other water conservation and reuse 
techniques.

4. OTHER COMMITMENTS AND PROVISIONS

4.1	 Design Guidelines. 

a.	All development within the Property (including, 
without limitation, publicly-owned buildings and 
improvements) shall be subject to Design Guidelines 
in the review of development within the Property. 
The Design Guidelines will be developed by a Title 
32 Metro District to define specific site and building 
requirements such as colors, materials, landscaping 
and other items that will assure design integrity and 
intent. The Design Guidelines are intended to achieve a 
consistent quality image of development. 
b.	Additional specific Design Guidelines shall be 
developed by a Title 32 Metro District or its assign 
for Planning Areas designated within the View Plane 
Protection Area. These Design Guidelines shall be 
created with the specific intent to create residential 
areas which blend into the natural environment. 

4.2	 Geological Hazard Evaluation and Geotechnical 
Investigation

a.	Owner, at their sole expense, has completed a 
Geological Hazard Evaluation and Geotechnical 
Investigation. 
b.	Owner, or their successor or assigns, shall implement 
the Evaluation and Investigation’s recommendations at 
Subdivision, Site Improvement, or Final Plat. 

4.3 View Plane Protection Area.

a.	In order to preserve natural site features, vegetation, 
topography and view planes, Planning Areas 1, 4, 5, 7, 9, 
10, and 11 are designated as a View Plane Protection Area. 
This designation mandates the following restrictions:
i.	 Planning Areas in the View Plane Protection Area shall 
not be overlot graded, except to provide for necessary 
roadway infrastructure. 
ii.	Overlot grading may be limited to reduce impact to 
existing trees, significant vegetation, and natural geologic 
conditions.
iii.	 Overlot grading plans shall be designed, submitted 
and accepted per the Douglas County Grading, Erosion 
and Sediment Control (GESC) Manual, and a GESC permit 
shall be obtained prior to the commencement of any 
grading operation.
iv.	 Permanent buildings shall not be constructed 
greater than 35 feet in the View Plane Protection Area.
v.	Specific Design Guidelines shall be developed for 
Planning Areas within the View Plane Protection area 
regarding siting and building design techniques to create 
a community which blends into the natural environment.

4.3	 Weed Management.

a.	Weed management on all portions of the Property, 
including parks and open space areas, shall be the 
responsibility of the respective owner(s), their successors 
and assigns, or a Title 32 Metro District, its successors or 
assigns.

4.5 Floodplain.

a.	Owner and assigns shall comply with requirements of 
floodplain regulatory agencies during all planning and 
final platting processes.

4.6	 Forest Management, Fire Mitigation, and Tree 
Preservation Plans

a.	Owner, at its sole expense, has completed a Forest 
Management Plan. This plan encompasses both forest 
management and fire mitigation best practices as 
suggested by the U.S. Department of Agriculture – 
National Resources Conservation Service. The Plan 
also recommends identification of certain trees for 
preservation or relocation. 

b.	The County may require subsequent Forest 
Management, Fire Mitigation, or Tree Preservation Plans at 
the time of Subdivision, Site Improvement, or Final Plat.
c.	All forest management recommendations and 
prescriptions from this or any subsequent Forest 
Management Plan shall be implemented by Owner, their 
successor or assigns, or one or more Title 32 Metro 
Districts as needed, at their expense, at the timing of Final 
Plat.
d.	All wildfire mitigation recommendations and 
prescriptions from this or any subsequent Forest 
Management Plan shall be implemented by Owner, their 
successor or assigns, or one or more Title 32 Metro 
Districts as needed, at their expense, at Final Plat.
e.	All tree preservation recommendations and 
prescriptions from this or any subsequent Forest 
Management Plan shall be implemented by Owner, their 
successor or assigns, or one or more Title 32 Metro 
Districts as needed, at their expense, at Final Plat.

4.7 Wildlife Preservation and Biological Resources 
Assessment

a.	Owner, at its sole expense, has completed a Natural 
Resources Assessment. Subsequent assessments shall be 
required for future review processes, including but not 
limited to Subdivision, Site Improvement, and Final Plat. 
Owner, its successors or assigns, or one or more Title 32 
Metro Districts shall undertake additional Assessments at 
their own expense.

4.8 Cultural Resource Report

a.	Owner, at its sole expense, has completed a Cultural 
Resource Report. The recommendations of the report shall 
be implemented prior to submittal of the first preliminary 
plan subdivision proposal within the PD. 

4.9 Noise Study

a.	A preliminary noise study was performed, and it was 
determined that all development areas are outside of and 
not impacted by the 65 DNL. 
b.	 Any subsequent noise studies required at the time of 
site improvement plan, or subdivision, in the case of any 
proposed multi-family or residential development adjacent 
to a state, federal, or major regional highway, or railroad 
right-of-way, identifying the current noise levels and 
projected noise levels based on any projected highway or 
rail expansion will be completed and funded by the Owner, 
or one or more Title 32 Metro District, their successors and 
assigns, formed for the Property as needed.

4.10 Crossing Union Pacific ROW at PA-21
a.	Improvements, such as construction of a durable 
material or concrete trail, required for the safe passage of 
pedestrians, bicycles, and other forms of transportation 
through the existing underpass beneath the Union Pacific 

Right-of-Way shall be provided by the Owner, their 
successors or assigns, or one or more Title 32 Metro 
Districts formed for the Property as needed, at their 
expense.
b.	Improvements shall be agreed to by the Owner, 
their successors or assigns, or one or more Title 32 
Metro Districts, the Union Pacific Railroad Company, 
and Douglas County.

4.11 Agricultural Activities.
a.	Agricultural activities shall be permitted on any 
portion of the property that has not been developed. 

4.12 Minerals.
a.	Owner shall reserve for itself, its successors and 
assigns, all mineral, oil and gas rights and interests to 
the extent owned by Owner. 
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PA-5
LOCAL 
PARK

9.0 ACRES

PA-15
LOCAL 
PARK

3.6 ACRES

REGIONAL 
TRAIL

LOCAL
TRAIL

LOCAL
TRAIL

LOCAL
TRAIL

GAS EASEMENT

Prep & Approval of Plan Construction Timing Construction Responsibility Maintenance Responsibility Ownership

Regional Parks

Per discussions with Douglas 
County Open Space, a Regional 

Park is not desired in this 
project.

Not Applicable. Not Applicable. Not Applicable. Not Applicable.

Local Parks

At the time of subdivision of the 
areas within which the parks 

are located (or such earlier time 
as may be required pursuant to 

Subdivision Resolution)

Within 2 years after the dedication, 
or such later time as permitted by the 
Subdivision Improvement Agreement.

Construction shall be the responsibility 
of the appropriate Special District, their 

successors or assigns.

Maintenance shall be the responsibility 
of the appropriate Special District, their 

successors or assigns.

Special District, Homeowners Association, or 
other entity to which dedication is made.

Local Trails

At the time of subdivision of the 
areas within which the parks 

are located (or such earlier time 
as may be required pursuant to 

Subdivision Resolution)

As required by County Subdivision 
Resolution.

Construction shall be the responsibility 
of the appropriate Special District, their 

successors or assigns.

Maintenance shall be the responsibility 
of the appropriate Special District, their 

successors or assigns.

Special District, Homeowners Association, or 
other entity to which dedication is made.

Other Open Space As required by Subdivision 
Resolution.

As required by County Subdivision 
Resolution.

Construction shall be the responsibility 
of the appropriate Special District, their 

successors or assigns.

Maintenance shall be the responsibility 
of the appropriate Special District, their 

successors or assigns.

Special District, Homeowners Association, or 
other entity to which dedication is made.

OSP-7
9.9 ACRES

OSP & PARK MAP

PA-21
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AA.. BB.. CC..
LLaanndd  UUssee  IItteemm GGrroossss  LLaanndd  AArreeaa  iinn  

AAccrreess
PPrrooppoosseedd  MMaaxxiimmuumm  

NNuummbbeerr  ooff  UUnniittss

1111..  TToottaall  rreessiiddeennttiiaall 309.3 11,,880000

1122..  TToottaall  MMiixxeedd  UUssee  ppllaannnniinngg  aarreeaass 35.1 500,000 sq.ft

1133..  TToottaall  BBuussiinneessss//LLiigghhtt  IInndduussttrriiaall  
ppllaannnniinngg  aarreeaass

11.4 100,0000 sq.ft.

1144..  TToottaall  RReessoorrtt//SSFFDD  SSmmaallll 21.4

1155..  TToottaall  SScchhooooll 12.7

1166..  TToottaall  nnoonn--rreessiiddeennttiiaall 80.6

2200..  TToottaall  OOppeenn  SSppaaccee 117733..99

1199..  TToottaall  ootthheerr  ooppeenn  ssppaaccee  iinncclluuddiinngg  
ggrreeeennbbeellttss,,  bbuuffffeerr  aarreeaass,,  ddeetteennttiioonn  aarreeaass,,  
ppllaannttiinnggss

Proposed = 81.5

1188..  TToottaall  RReeggiioonnaall  PPrreesseerrvvee Proposed = 60.4

1177..  TToottaall  LLooccaall  PPaarrkkss  &&  TTrraaiill  CCoorrrriiddoorrss Proposed = 32.0

PPIINNEE  CCAANNYYOONN  LLAANNDD  UUSSEE  --        
ttaabbllee  22

800

1,000

99..  TToottaall  SSFFDD  ppllaannnniinngg  aarreeaass 222.7

1100..  TToottaall  MMFF  iinn  MMFF  aanndd  MMUU  ppllaannnniinngg  aarreeaass 86.6
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1.	 TRANSITION TO ADJACENT DEVELOPMENT: Pine Canyon will match or exceed the lot size within 

300' of any existing adjacent Single Family Dwelling property line along the southern property 

boundary.   

2.	Streets and access points are conceptual in nature.

3.	Owner will dedicate public rights-of-way (ROW) to the County at no cost to the County for public 

roadways shown on the PD and public roadways developed in subsequent submittals.
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LLaanndd  UUssee  IItteemm
PPllaannnniinngg  
AArreeaa  MMaapp  
NNuummbbeerr

PPeerrmmiitttteedd  
PPrriinncciippaall  UUsseess

GGrroossss  LLaanndd  
AArreeaa  iinn  
AAccrreess  

PPeerrcceennttaaggee  
ooff  TToottaall  LLaanndd  

AArreeaa

MMaaxxiimmuumm  
PPrrooppoosseedd    
DDeennssiittyy

PPrrooppoosseedd  
UUnniittss

PPhhaassiinngg,,  DDeettaaiillss  aanndd  CCoommmmeennttss

OOSSPP--11
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
44..00 00..88%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is .79 
acres within this area.

OOSSPP--22
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
66..11 11..22%% NN//AA NN//AA

Public access easement anticipated for trails.    Trail Corridor is 1.21 
acres within this area.

OOSSPP--33
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
66..99 11..44%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is 1.13 
acres within this area.

OOSSPP--44
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN,,  
BBUUFFFFEERR

5511..11 1100..00%% NN//AA NN//AA
Public access easement anticipated for trails.  Trail Corridor is 3.08 

acres within this area.

OOSSPP--55
DDEETTEENNTTIIOONN,,  
PPLLAANNTTIINNGGSS

11..66 00..33%% NN//AA NN//AA Public access easement anticipated for access.

OOSSPP--66
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
1111..00 22..22%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is 1.64 
acres within this area.

OOSSPP--77 TTRRAAIILLSS 99..99 11..99%% NN//AA NN//AA
Public access easement anticipated for trails.  Trail Corridor is 0.47 

acres within this area.

OOSSPP--88

RREEGGIIOONNAALL  
PPRREESSEERRVVEE,,  TTRRAAIILLSS,,  

PPAASSSSIIVVEE  UUSSEESS,,  
DDEETTEENNTTIIOONN

6600..44 1111..88%% NN//AA NN//AA
Uses could include additional trails through the area, seating areas, 

picnic areas, wildlife viewing and similar.    Trail Corridor is 0.78 
acres within this area.

PPAA--77 LLOOCCAALL  PPAARRKKSS 1100..33 22..00%% NN//AA NN//AA
Public access easement anticipated for trails, and amenity areas, 

tree preservation is a goal for this park area.

PPAA--55 LLOOCCAALL  PPAARRKKSS 99..00 11..88%% NN//AA NN//AA
Public access easement anticipated for trails, and amenity areas, 

tree preservation is a goal for this park area.

PPAA--1155 LLOOCCAALL  PPAARRKKSS 33..66 00..77%% NN//AA NN//AA Public access easement anticipated for this active park area.

PPAA--11 SSFFdd 2211..22 44..11%% 33..55  DDUU//AACC 7755  DDUUss

PPAA--22 SSFFee 1144..33 22..88%% 33..55  DDUU//AACC 5500  DDUUss

PPAA--33 SSFFee 2211..99 44..33%% 44..33  DDUU//AACC 9955  DDUUss

PPAA--44 SSFFdd 5533..66 1100..55%% 11..77  DDUU//AACC 9900  DDUUss

PPAA--66 RREESSOORRTT  //  SSffee 2211..44 44..22%% NN//AA NN//AA

The two-hundred and twenty-five room hotel and full service spa 
facility will function as an anchor for the Pine Canyon community. 

In lieu of Hotel Rooms, Branded Residences may be built 
conforming to the SFe standards; however, the maximum number 
of dwellings permitted in the PD will not be exceeded if residences 
are proposed in PA-6.  The square footage of the Hotel/Resort has 
been analyzed in the traffic report and water studies based on the 

two-hundred and twenty-five room hotel and full service spa 
facility becuase if developed as Branded Residences the use would 

be of a lesser impact.

PPAA--88 SSFFee 2255..33 55..00%% 44..22  DDUU//AACC 110055  DDUUss

PPAA--99 SSFFdd 3322..11 66..33%% 44..22  DDUU//AACC 113355  DDUUss

PPAA--1100 SSFFdd 1144..99 22..99%% 22..33  DDUU//AACC 3355  DDUUss

PPAA--1111 SSFFdd 1122..66 22..55%% 33..22  DDUU//AACC 4400  DDUUss

PPAA--1122 SSFFee 1199..55 33..88%% 44..66  DDUU//AACC 9900  DDUUss

PPAA--1133 SSFFee 2211..66 44..22%% 33..99  DDUU//AACC 8855  DDUUss

PPAA--1144 SSCCHHOOOOLL 1122..77 22..55%% NNAA NNAA

PPAA--1166 MMFFaa 1155..88 33..11%% 1144..22  DDUU//AACC 222255  DDUUss

PPAA--1177
MMOOBBIILLIITTYY  HHUUBB  //  
MMIIXXEEDD  UUSSEE  //  MMffaa

99..88 11..99%% 2200..44  DDUU//AACC 220000  DDUUss
Anticipated to include approximately 500,000 square feet of 

Office Park or Commercial Usel Square footage between PA-17 & 
PA-18.

PPAA--1188 MMIIXXEEDD  UUSSEE  //  MMffaa 2255..33 55..00%% 2222..77  DDUU//AACC 557755  DDUUss

PPAA--1199
BBUUSSIINNEESSSS//LLIIGGHHTT  

IINNDDUUSSTTRRIIAALL
1111..44 22..22%% NN//AA NN//AA

Anticipated to include approximately 100,000 square feet of 
Business/Light Industrial Square footage.

PPAA--2200 HHOOMMEESSTTEEAADD//AAGG 22..22 00..44%% NN//AA NN//AA

Use is limited to Single Family Detached with agriculture, which 
will allow for ag buildings such as well, barns, sheds, corrals, etc.  

This area will remain on well and septic until a time when it can be 
served by the water and sanitation district.  Access to PA-20 will 

remain unchanged from its current status.

PPAA--2211
GGEENNEERRAALL  

IINNDDUUSSTTRRIIAALL
11..55 00..33%% NN//AA NN//AA Water Treatment/Major Utility, anticipated to be 10,000 sq.ft.

44..  TToottaall  MMaapp  AAccrreeaaggee  (Total 
figures above)

551111..00 110000..00%%

55..  RROOWW  iinnssiiddee  ooff  pprrooppeerrttyy 2233..66 534.61
66..  TToottaall  PPrrooppeerrttyy  AAccrreeaaggee

553344..66

PPIINNEE  CCAANNYYOONN  LLAANNDD  UUSSEE  --  ttaabbllee  11

33..  DDeevveellooppmmeenntt  AArreeaass

11..  OOppeenn  SSppaaccee  AArreeaass

22..  PPaarrkk  AArreeaass
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PPhhaassiinngg,,  DDeettaaiillss  aanndd  CCoommmmeennttss

OOSSPP--11
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
44..00 00..88%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is .79 
acres within this area.

OOSSPP--22
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
66..11 11..22%% NN//AA NN//AA

Public access easement anticipated for trails.    Trail Corridor is 1.21 
acres within this area.

OOSSPP--33
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
66..99 11..44%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is 1.13 
acres within this area.

OOSSPP--44
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN,,  
BBUUFFFFEERR

5511..11 1100..00%% NN//AA NN//AA
Public access easement anticipated for trails.  Trail Corridor is 3.08 

acres within this area.

OOSSPP--55
DDEETTEENNTTIIOONN,,  
PPLLAANNTTIINNGGSS

11..66 00..33%% NN//AA NN//AA Public access easement anticipated for access.

OOSSPP--66
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
1111..00 22..22%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is 1.64 
acres within this area.

OOSSPP--77 TTRRAAIILLSS 99..99 11..99%% NN//AA NN//AA
Public access easement anticipated for trails.  Trail Corridor is 0.47 

acres within this area.

OOSSPP--88

RREEGGIIOONNAALL  
PPRREESSEERRVVEE,,  TTRRAAIILLSS,,  

PPAASSSSIIVVEE  UUSSEESS,,  
DDEETTEENNTTIIOONN

6600..44 1111..88%% NN//AA NN//AA
Uses could include additional trails through the area, seating areas, 

picnic areas, wildlife viewing and similar.    Trail Corridor is 0.78 
acres within this area.

PPAA--77 LLOOCCAALL  PPAARRKKSS 1100..33 22..00%% NN//AA NN//AA
Public access easement anticipated for trails, and amenity areas, 

tree preservation is a goal for this park area.

PPAA--55 LLOOCCAALL  PPAARRKKSS 99..00 11..88%% NN//AA NN//AA
Public access easement anticipated for trails, and amenity areas, 

tree preservation is a goal for this park area.

PPAA--1155 LLOOCCAALL  PPAARRKKSS 33..66 00..77%% NN//AA NN//AA Public access easement anticipated for this active park area.

PPAA--11 SSFFdd 2211..22 44..11%% 33..55  DDUU//AACC 7755  DDUUss

PPAA--22 SSFFee 1144..33 22..88%% 33..55  DDUU//AACC 5500  DDUUss

PPAA--33 SSFFee 2211..99 44..33%% 44..33  DDUU//AACC 9955  DDUUss

PPAA--44 SSFFdd 5533..66 1100..55%% 11..77  DDUU//AACC 9900  DDUUss

PPAA--66 RREESSOORRTT  //  SSffee 2211..44 44..22%% NN//AA NN//AA

The two-hundred and twenty-five room hotel and full service spa 
facility will function as an anchor for the Pine Canyon community. 

In lieu of Hotel Rooms, Branded Residences may be built 
conforming to the SFe standards; however, the maximum number 
of dwellings permitted in the PD will not be exceeded if residences 
are proposed in PA-6.  The square footage of the Hotel/Resort has 
been analyzed in the traffic report and water studies based on the 

two-hundred and twenty-five room hotel and full service spa 
facility becuase if developed as Branded Residences the use would 

be of a lesser impact.

PPAA--88 SSFFee 2255..33 55..00%% 44..22  DDUU//AACC 110055  DDUUss

PPAA--99 SSFFdd 3322..11 66..33%% 44..22  DDUU//AACC 113355  DDUUss

PPAA--1100 SSFFdd 1144..99 22..99%% 22..33  DDUU//AACC 3355  DDUUss

PPAA--1111 SSFFdd 1122..66 22..55%% 33..22  DDUU//AACC 4400  DDUUss

PPAA--1122 SSFFee 1199..55 33..88%% 44..66  DDUU//AACC 9900  DDUUss

PPAA--1133 SSFFee 2211..66 44..22%% 33..99  DDUU//AACC 8855  DDUUss

PPAA--1144 SSCCHHOOOOLL 1122..77 22..55%% NNAA NNAA

PPAA--1166 MMFFaa 1155..88 33..11%% 1144..22  DDUU//AACC 222255  DDUUss

PPAA--1177
MMOOBBIILLIITTYY  HHUUBB  //  
MMIIXXEEDD  UUSSEE  //  MMffaa

99..88 11..99%% 2200..44  DDUU//AACC 220000  DDUUss
Anticipated to include approximately 500,000 square feet of 

Office Park or Commercial Usel Square footage between PA-17 & 
PA-18.

PPAA--1188 MMIIXXEEDD  UUSSEE  //  MMffaa 2255..33 55..00%% 2222..77  DDUU//AACC 557755  DDUUss

PPAA--1199
BBUUSSIINNEESSSS//LLIIGGHHTT  

IINNDDUUSSTTRRIIAALL
1111..44 22..22%% NN//AA NN//AA

Anticipated to include approximately 100,000 square feet of 
Business/Light Industrial Square footage.

PPAA--2200 HHOOMMEESSTTEEAADD//AAGG 22..22 00..44%% NN//AA NN//AA

Use is limited to Single Family Detached with agriculture, which 
will allow for ag buildings such as well, barns, sheds, corrals, etc.  

This area will remain on well and septic until a time when it can be 
served by the water and sanitation district.  Access to PA-20 will 

remain unchanged from its current status.

PPAA--2211
GGEENNEERRAALL  

IINNDDUUSSTTRRIIAALL
11..55 00..33%% NN//AA NN//AA Water Treatment/Major Utility, anticipated to be 10,000 sq.ft.

44..  TToottaall  MMaapp  AAccrreeaaggee  (Total 
figures above)

551111..00 110000..00%%

55..  RROOWW  iinnssiiddee  ooff  pprrooppeerrttyy 2233..66 534.61
66..  TToottaall  PPrrooppeerrttyy  AAccrreeaaggee

553344..66

PPIINNEE  CCAANNYYOONN  LLAANNDD  UUSSEE  --  ttaabbllee  11

33..  DDeevveellooppmmeenntt  AArreeaass

11..  OOppeenn  SSppaaccee  AArreeaass

22..  PPaarrkk  AArreeaass
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PPrrooppoosseedd    
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PPrrooppoosseedd  
UUnniittss

PPhhaassiinngg,,  DDeettaaiillss  aanndd  CCoommmmeennttss

OOSSPP--11
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
44..00 00..88%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is .79 
acres within this area.

OOSSPP--22
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
66..11 11..22%% NN//AA NN//AA

Public access easement anticipated for trails.    Trail Corridor is 1.21 
acres within this area.

OOSSPP--33
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
66..99 11..44%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is 1.13 
acres within this area.

OOSSPP--44
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN,,  
BBUUFFFFEERR

5511..11 1100..00%% NN//AA NN//AA
Public access easement anticipated for trails.  Trail Corridor is 3.08 

acres within this area.

OOSSPP--55
DDEETTEENNTTIIOONN,,  
PPLLAANNTTIINNGGSS

11..66 00..33%% NN//AA NN//AA Public access easement anticipated for access.

OOSSPP--66
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
1111..00 22..22%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is 1.64 
acres within this area.

OOSSPP--77 TTRRAAIILLSS 99..99 11..99%% NN//AA NN//AA
Public access easement anticipated for trails.  Trail Corridor is 0.47 

acres within this area.

OOSSPP--88

RREEGGIIOONNAALL  
PPRREESSEERRVVEE,,  TTRRAAIILLSS,,  

PPAASSSSIIVVEE  UUSSEESS,,  
DDEETTEENNTTIIOONN

6600..44 1111..88%% NN//AA NN//AA
Uses could include additional trails through the area, seating areas, 

picnic areas, wildlife viewing and similar.    Trail Corridor is 0.78 
acres within this area.

PPAA--77 LLOOCCAALL  PPAARRKKSS 1100..33 22..00%% NN//AA NN//AA
Public access easement anticipated for trails, and amenity areas, 

tree preservation is a goal for this park area.

PPAA--55 LLOOCCAALL  PPAARRKKSS 99..00 11..88%% NN//AA NN//AA
Public access easement anticipated for trails, and amenity areas, 

tree preservation is a goal for this park area.

PPAA--1155 LLOOCCAALL  PPAARRKKSS 33..66 00..77%% NN//AA NN//AA Public access easement anticipated for this active park area.

PPAA--11 SSFFdd 2211..22 44..11%% 33..55  DDUU//AACC 7755  DDUUss

PPAA--22 SSFFee 1144..33 22..88%% 33..55  DDUU//AACC 5500  DDUUss

PPAA--33 SSFFee 2211..99 44..33%% 44..33  DDUU//AACC 9955  DDUUss

PPAA--44 SSFFdd 5533..66 1100..55%% 11..77  DDUU//AACC 9900  DDUUss

PPAA--66 RREESSOORRTT  //  SSffee 2211..44 44..22%% NN//AA NN//AA

The two-hundred and twenty-five room hotel and full service spa 
facility will function as an anchor for the Pine Canyon community. 

In lieu of Hotel Rooms, Branded Residences may be built 
conforming to the SFe standards; however, the maximum number 
of dwellings permitted in the PD will not be exceeded if residences 
are proposed in PA-6.  The square footage of the Hotel/Resort has 
been analyzed in the traffic report and water studies based on the 

two-hundred and twenty-five room hotel and full service spa 
facility becuase if developed as Branded Residences the use would 

be of a lesser impact.

PPAA--88 SSFFee 2255..33 55..00%% 44..22  DDUU//AACC 110055  DDUUss

PPAA--99 SSFFdd 3322..11 66..33%% 44..22  DDUU//AACC 113355  DDUUss

PPAA--1100 SSFFdd 1144..99 22..99%% 22..33  DDUU//AACC 3355  DDUUss

PPAA--1111 SSFFdd 1122..66 22..55%% 33..22  DDUU//AACC 4400  DDUUss

PPAA--1122 SSFFee 1199..55 33..88%% 44..66  DDUU//AACC 9900  DDUUss

PPAA--1133 SSFFee 2211..66 44..22%% 33..99  DDUU//AACC 8855  DDUUss

PPAA--1144 SSCCHHOOOOLL 1122..77 22..55%% NNAA NNAA

PPAA--1166 MMFFaa 1155..88 33..11%% 1144..22  DDUU//AACC 222255  DDUUss

PPAA--1177
MMOOBBIILLIITTYY  HHUUBB  //  
MMIIXXEEDD  UUSSEE  //  MMffaa

99..88 11..99%% 2200..44  DDUU//AACC 220000  DDUUss
Anticipated to include approximately 500,000 square feet of 

Office Park or Commercial Usel Square footage between PA-17 & 
PA-18.

PPAA--1188 MMIIXXEEDD  UUSSEE  //  MMffaa 2255..33 55..00%% 2222..77  DDUU//AACC 557755  DDUUss

PPAA--1199
BBUUSSIINNEESSSS//LLIIGGHHTT  

IINNDDUUSSTTRRIIAALL
1111..44 22..22%% NN//AA NN//AA

Anticipated to include approximately 100,000 square feet of 
Business/Light Industrial Square footage.

PPAA--2200 HHOOMMEESSTTEEAADD//AAGG 22..22 00..44%% NN//AA NN//AA

Use is limited to Single Family Detached with agriculture, which 
will allow for ag buildings such as well, barns, sheds, corrals, etc.  

This area will remain on well and septic until a time when it can be 
served by the water and sanitation district.  Access to PA-20 will 

remain unchanged from its current status.

PPAA--2211
GGEENNEERRAALL  

IINNDDUUSSTTRRIIAALL
11..55 00..33%% NN//AA NN//AA Water Treatment/Major Utility, anticipated to be 10,000 sq.ft.

44..  TToottaall  MMaapp  AAccrreeaaggee  (Total 
figures above)

551111..00 110000..00%%

55..  RROOWW  iinnssiiddee  ooff  pprrooppeerrttyy 2233..66 534.61
66..  TToottaall  PPrrooppeerrttyy  AAccrreeaaggee

553344..66

PPIINNEE  CCAANNYYOONN  LLAANNDD  UUSSEE  --  ttaabbllee  11

33..  DDeevveellooppmmeenntt  AArreeaass

11..  OOppeenn  SSppaaccee  AArreeaass

22..  PPaarrkk  AArreeaass
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PPhhaassiinngg,,  DDeettaaiillss  aanndd  CCoommmmeennttss

OOSSPP--11
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
44..00 00..88%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is .79 
acres within this area.

OOSSPP--22
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
66..11 11..22%% NN//AA NN//AA

Public access easement anticipated for trails.    Trail Corridor is 1.21 
acres within this area.

OOSSPP--33
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
66..99 11..44%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is 1.13 
acres within this area.

OOSSPP--44
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN,,  
BBUUFFFFEERR

5511..11 1100..00%% NN//AA NN//AA
Public access easement anticipated for trails.  Trail Corridor is 3.08 

acres within this area.

OOSSPP--55
DDEETTEENNTTIIOONN,,  
PPLLAANNTTIINNGGSS

11..66 00..33%% NN//AA NN//AA Public access easement anticipated for access.

OOSSPP--66
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
1111..00 22..22%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is 1.64 
acres within this area.

OOSSPP--77 TTRRAAIILLSS 99..99 11..99%% NN//AA NN//AA
Public access easement anticipated for trails.  Trail Corridor is 0.47 

acres within this area.

OOSSPP--88

RREEGGIIOONNAALL  
PPRREESSEERRVVEE,,  TTRRAAIILLSS,,  

PPAASSSSIIVVEE  UUSSEESS,,  
DDEETTEENNTTIIOONN

6600..44 1111..88%% NN//AA NN//AA
Uses could include additional trails through the area, seating areas, 

picnic areas, wildlife viewing and similar.    Trail Corridor is 0.78 
acres within this area.

PPAA--77 LLOOCCAALL  PPAARRKKSS 1100..33 22..00%% NN//AA NN//AA
Public access easement anticipated for trails, and amenity areas, 

tree preservation is a goal for this park area.

PPAA--55 LLOOCCAALL  PPAARRKKSS 99..00 11..88%% NN//AA NN//AA
Public access easement anticipated for trails, and amenity areas, 

tree preservation is a goal for this park area.

PPAA--1155 LLOOCCAALL  PPAARRKKSS 33..66 00..77%% NN//AA NN//AA Public access easement anticipated for this active park area.

PPAA--11 SSFFdd 2211..22 44..11%% 33..55  DDUU//AACC 7755  DDUUss

PPAA--22 SSFFee 1144..33 22..88%% 33..55  DDUU//AACC 5500  DDUUss

PPAA--33 SSFFee 2211..99 44..33%% 44..33  DDUU//AACC 9955  DDUUss

PPAA--44 SSFFdd 5533..66 1100..55%% 11..77  DDUU//AACC 9900  DDUUss

PPAA--66 RREESSOORRTT  //  SSffee 2211..44 44..22%% NN//AA NN//AA

The two-hundred and twenty-five room hotel and full service spa 
facility will function as an anchor for the Pine Canyon community. 

In lieu of Hotel Rooms, Branded Residences may be built 
conforming to the SFe standards; however, the maximum number 
of dwellings permitted in the PD will not be exceeded if residences 
are proposed in PA-6.  The square footage of the Hotel/Resort has 
been analyzed in the traffic report and water studies based on the 

two-hundred and twenty-five room hotel and full service spa 
facility becuase if developed as Branded Residences the use would 

be of a lesser impact.

PPAA--88 SSFFee 2255..33 55..00%% 44..22  DDUU//AACC 110055  DDUUss

PPAA--99 SSFFdd 3322..11 66..33%% 44..22  DDUU//AACC 113355  DDUUss

PPAA--1100 SSFFdd 1144..99 22..99%% 22..33  DDUU//AACC 3355  DDUUss

PPAA--1111 SSFFdd 1122..66 22..55%% 33..22  DDUU//AACC 4400  DDUUss

PPAA--1122 SSFFee 1199..55 33..88%% 44..66  DDUU//AACC 9900  DDUUss

PPAA--1133 SSFFee 2211..66 44..22%% 33..99  DDUU//AACC 8855  DDUUss

PPAA--1144 SSCCHHOOOOLL 1122..77 22..55%% NNAA NNAA

PPAA--1166 MMFFaa 1155..88 33..11%% 1144..22  DDUU//AACC 222255  DDUUss

PPAA--1177
MMOOBBIILLIITTYY  HHUUBB  //  
MMIIXXEEDD  UUSSEE  //  MMffaa

99..88 11..99%% 2200..44  DDUU//AACC 220000  DDUUss
Anticipated to include approximately 500,000 square feet of 

Office Park or Commercial Usel Square footage between PA-17 & 
PA-18.

PPAA--1188 MMIIXXEEDD  UUSSEE  //  MMffaa 2255..33 55..00%% 2222..77  DDUU//AACC 557755  DDUUss

PPAA--1199
BBUUSSIINNEESSSS//LLIIGGHHTT  

IINNDDUUSSTTRRIIAALL
1111..44 22..22%% NN//AA NN//AA

Anticipated to include approximately 100,000 square feet of 
Business/Light Industrial Square footage.

PPAA--2200 HHOOMMEESSTTEEAADD//AAGG 22..22 00..44%% NN//AA NN//AA

Use is limited to Single Family Detached with agriculture, which 
will allow for ag buildings such as well, barns, sheds, corrals, etc.  

This area will remain on well and septic until a time when it can be 
served by the water and sanitation district.  Access to PA-20 will 

remain unchanged from its current status.

PPAA--2211
GGEENNEERRAALL  

IINNDDUUSSTTRRIIAALL
11..55 00..33%% NN//AA NN//AA Water Treatment/Major Utility, anticipated to be 10,000 sq.ft.

44..  TToottaall  MMaapp  AAccrreeaaggee  (Total 
figures above)

551111..00 110000..00%%

55..  RROOWW  iinnssiiddee  ooff  pprrooppeerrttyy 2233..66 534.61
66..  TToottaall  PPrrooppeerrttyy  AAccrreeaaggee

553344..66

PPIINNEE  CCAANNYYOONN  LLAANNDD  UUSSEE  --  ttaabbllee  11

33..  DDeevveellooppmmeenntt  AArreeaass

11..  OOppeenn  SSppaaccee  AArreeaass

22..  PPaarrkk  AArreeaass

LLaanndd  UUssee  IItteemm
PPllaannnniinngg  
AArreeaa  MMaapp  
NNuummbbeerr

PPeerrmmiitttteedd  
PPrriinncciippaall  UUsseess

GGrroossss  LLaanndd  
AArreeaa  iinn  
AAccrreess  

PPeerrcceennttaaggee  
ooff  TToottaall  LLaanndd  

AArreeaa

MMaaxxiimmuumm  
PPrrooppoosseedd    
DDeennssiittyy

PPrrooppoosseedd  
UUnniittss

PPhhaassiinngg,,  DDeettaaiillss  aanndd  CCoommmmeennttss

OOSSPP--11
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
44..00 00..88%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is .79 
acres within this area.

OOSSPP--22
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
66..11 11..22%% NN//AA NN//AA

Public access easement anticipated for trails.    Trail Corridor is 1.21 
acres within this area.

OOSSPP--33
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
66..99 11..44%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is 1.13 
acres within this area.

OOSSPP--44
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN,,  
BBUUFFFFEERR

5511..11 1100..00%% NN//AA NN//AA
Public access easement anticipated for trails.  Trail Corridor is 3.08 

acres within this area.

OOSSPP--55
DDEETTEENNTTIIOONN,,  
PPLLAANNTTIINNGGSS

11..66 00..33%% NN//AA NN//AA Public access easement anticipated for access.

OOSSPP--66
TTRRAAIILLSS,,  

DDEETTEENNTTIIOONN
1111..00 22..22%% NN//AA NN//AA

Public access easement anticipated for trails.  Trail Corridor is 1.64 
acres within this area.

OOSSPP--77 TTRRAAIILLSS 99..99 11..99%% NN//AA NN//AA
Public access easement anticipated for trails.  Trail Corridor is 0.47 

acres within this area.

OOSSPP--88

RREEGGIIOONNAALL  
PPRREESSEERRVVEE,,  TTRRAAIILLSS,,  

PPAASSSSIIVVEE  UUSSEESS,,  
DDEETTEENNTTIIOONN

6600..44 1111..88%% NN//AA NN//AA
Uses could include additional trails through the area, seating areas, 

picnic areas, wildlife viewing and similar.    Trail Corridor is 0.78 
acres within this area.

PPAA--77 LLOOCCAALL  PPAARRKKSS 1100..33 22..00%% NN//AA NN//AA
Public access easement anticipated for trails, and amenity areas, 

tree preservation is a goal for this park area.

PPAA--55 LLOOCCAALL  PPAARRKKSS 99..00 11..88%% NN//AA NN//AA
Public access easement anticipated for trails, and amenity areas, 

tree preservation is a goal for this park area.

PPAA--1155 LLOOCCAALL  PPAARRKKSS 33..66 00..77%% NN//AA NN//AA Public access easement anticipated for this active park area.

PPAA--11 SSFFdd 2211..22 44..11%% 33..55  DDUU//AACC 7755  DDUUss

PPAA--22 SSFFee 1144..33 22..88%% 33..55  DDUU//AACC 5500  DDUUss

PPAA--33 SSFFee 2211..99 44..33%% 44..33  DDUU//AACC 9955  DDUUss

PPAA--44 SSFFdd 5533..66 1100..55%% 11..77  DDUU//AACC 9900  DDUUss

PPAA--66 RREESSOORRTT  //  SSffee 2211..44 44..22%% NN//AA NN//AA

The two-hundred and twenty-five room hotel and full service spa 
facility will function as an anchor for the Pine Canyon community. 

In lieu of Hotel Rooms, Branded Residences may be built 
conforming to the SFe standards; however, the maximum number 
of dwellings permitted in the PD will not be exceeded if residences 
are proposed in PA-6.  The square footage of the Hotel/Resort has 
been analyzed in the traffic report and water studies based on the 

two-hundred and twenty-five room hotel and full service spa 
facility becuase if developed as Branded Residences the use would 

be of a lesser impact.

PPAA--88 SSFFee 2255..33 55..00%% 44..22  DDUU//AACC 110055  DDUUss

PPAA--99 SSFFdd 3322..11 66..33%% 44..22  DDUU//AACC 113355  DDUUss

PPAA--1100 SSFFdd 1144..99 22..99%% 22..33  DDUU//AACC 3355  DDUUss

PPAA--1111 SSFFdd 1122..66 22..55%% 33..22  DDUU//AACC 4400  DDUUss

PPAA--1122 SSFFee 1199..55 33..88%% 44..66  DDUU//AACC 9900  DDUUss

PPAA--1133 SSFFee 2211..66 44..22%% 33..99  DDUU//AACC 8855  DDUUss

PPAA--1144 SSCCHHOOOOLL 1122..77 22..55%% NNAA NNAA

PPAA--1166 MMFFaa 1155..88 33..11%% 1144..22  DDUU//AACC 222255  DDUUss

PPAA--1177
MMOOBBIILLIITTYY  HHUUBB  //  
MMIIXXEEDD  UUSSEE  //  MMffaa

99..88 11..99%% 2200..44  DDUU//AACC 220000  DDUUss
Anticipated to include approximately 500,000 square feet of 

Office Park or Commercial Usel Square footage between PA-17 & 
PA-18.

PPAA--1188 MMIIXXEEDD  UUSSEE  //  MMffaa 2255..33 55..00%% 2222..77  DDUU//AACC 557755  DDUUss

PPAA--1199
BBUUSSIINNEESSSS//LLIIGGHHTT  

IINNDDUUSSTTRRIIAALL
1111..44 22..22%% NN//AA NN//AA

Anticipated to include approximately 100,000 square feet of 
Business/Light Industrial Square footage.

PPAA--2200 HHOOMMEESSTTEEAADD//AAGG 22..22 00..44%% NN//AA NN//AA

Use is limited to Single Family Detached with agriculture, which 
will allow for ag buildings such as well, barns, sheds, corrals, etc.  

This area will remain on well and septic until a time when it can be 
served by the water and sanitation district.  Access to PA-20 will 

remain unchanged from its current status.

PPAA--2211
GGEENNEERRAALL  

IINNDDUUSSTTRRIIAALL
11..55 00..33%% NN//AA NN//AA Water Treatment/Major Utility, anticipated to be 10,000 sq.ft.

44..  TToottaall  MMaapp  AAccrreeaaggee  (Total 
figures above)

551111..00 110000..00%%

55..  RROOWW  iinnssiiddee  ooff  pprrooppeerrttyy 2233..66 534.61
66..  TToottaall  PPrrooppeerrttyy  AAccrreeaaggee

553344..66

PPIINNEE  CCAANNYYOONN  LLAANNDD  UUSSEE  --  ttaabbllee  11

33..  DDeevveellooppmmeenntt  AArreeaass

11..  OOppeenn  SSppaaccee  AArreeaass

22..  PPaarrkk  AArreeaass
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DEVELOPMENT STANDARDS :

A.	 Residential (SFd) - PA-1, 4, 9, 10, 11

1. Intent

Provide for residential Development allowing for a variety 
of Single Family Detached Dwelling Units, and Accessory 
Uses at no more than 4.5 Dwelling Units per acre.

2. Uses Permitted by Right

a.		Single Family Detached Dwelling Units.
b.		A temporary sales and marketing center function 		

	developed to showcase a variety of builders and 		
	housing types within a limited area.

c.		Temporary model home and construction trailer 		
	sales office.

d.		Community information center and kiosks.
e.		Detached private garages (1,000 sq. ft. maximum).
f.	 	Accessory Uses, incidental to the Principal Use 			 

	or Building, including but not limited to: 				  
	storage sheds, private greenhouses, radio or 			 
	T.V. antennas, T.V. satellite dishes, private swimming 		
	pools, and private facilities for the keeping of 			 
	common household pets, refer to DCZR Sec. 24.

g.		Open Space.
h.		Public or Private parks, playgrounds and 				  

	recreational facilities including tennis courts, 			 
	swimming pools and multipurpose trails.

i.	 	Places of religious assembly.
j.	 	Signage.
k.		Utility facilities.
l.	 	Fire & Police facilities.

3. Uses Permitted by Special Review

a.	Community centers, libraries and museums.
b.	Child Care Centers.

4. Development Standards

a.	Maximum Density. The Maximum Density shall be up 	
	to four and five-tenths (4.5) Dwelling Units per acre for 	
	the SFd Planning Areas, specific densities are specified 	
	in the Pine Canyon Land Use – table 1 land use chart.

b.	Maximum Number of Dwelling Units. The maximum 		
number of Dwelling Units permitted within each

c.	SFd residential Planning Area are specified in the 		
	Pine Canyon Land Use – table 1 land use chart for each 	
	individual Planning Area.

Building Setback: 
	 Single Family Detached Unit
		  Building Front	 -	 10’ to porch or exterior wall
						      -	 20’ to garage face 
		  Building Sides	 -	 5’
		  Building Sides	 -	 10’ from ROW on corner lot 

		  Building Rear	 -	 20’
	 Accessory Uses
		  Front			   -	 30’
		  Side			   -	 5’ interior, 10’ from ROW
		  Rear			   -	 5’
	 Non-residential Land Uses 
		  Building Front	 -	 20’
		  Building Side	 -	 10’
		  Building Side from ROW on
		  corner lot		  -	 20’ 
		  Building Rear	 -	 20’
		  Distance to SF (attached or detached)
		  residential lot	 –	 25’

d.	Building Separation.	 The minimum building 			 
	 separation shall be the greater of:

		  i) ten (10) feet for Single Family Detached 			 
		  residential Buildings and twenty (20) feet for other 	
		  Principal Buildings located within SFd Land 			
		  Use Planning Areas, or
		  ii) shall be governed by the applicable building 		
		  code.

e.	Building Height. No residential Buildings within SFd 	
Planning Areas shall exceed thirty-five (35) feet in 		
height, accessory uses have a maximum height of 20’.

f.	Minimum Lot Sizes. The minimum lot sizes in SFd 	
residential Planning Areas shall be forty five hundred 	
(4,500) square feet for single family detached homes.

g.	Parking. Parking will follow Douglas County 		
Standards, as applicable through the Subdivision 		
process.

h.	Landscaping, Fencing, Storage, Lighting. will follow 	
Douglas County Standards, as applicable through the 	
Subdivision process.  Pine Canyon is being designed 
with water conservation in mind from the beginning 
of the design process.  In an effort to reduce water 
consumption turf limitations have been established.  
Turf Limitation based on Lot Size - for lots less than 
7,000 square feet turf is limited to a maximum of 30% 
of the lot area, for lots between 7,001 to 17,000 square 
feet turf is limited to a maximum of 20% of the lot 
area, for lots over 17,001 square feet turf is limited to a 
maximum of 10% of the lot area. 

i.	 Transition to Adjacent Development. Pine Canyon 		
will match or exceed the lot size within 300’ of any 	
existing adjacent Single Family Dwelling Unit along 	
the southern property boundary.

j.	 Existing Gasline. there is an existing gasline that 	
traverses through planning area 4, the gasline is in 		
an easement and no lots will be permitted within the 	
easement.

B.	 Residential (SFe) - PA-2, 3, 8, 12, 13

1. Intent

Provide for residential Development allowing for a variety 
of Single Family Detached Dwelling Units, Zero Lot Line 
Dwelling Units, Single Family Attached, Clustered Single 

Family Dwelling Units, Duplex Dwelling Units, Tri-plex and 
Four-plex Dwelling Units, Townhome Dwelling Units and 
Accessory Uses at no more than 8.2 Dwelling Units per 
acre.

2. Uses Permitted by Right

a.	Single Family Detached Dwelling Units.
b.	Zero Lot Line Dwelling Units.
c.	Duplex.
d.	Townhome Dwelling Units including Single Family 		

	Attached, not to exceed 6 units per building.
e.	A temporary sales and marketing center function 		

	developed to showcase a variety of builders and 		
	housing types within a limited area.

f.	Temporary model home and construction trailer 			
sales office.

g.	Community information center and kiosks.
h.	Detached private garages (750 sq. ft. 					   

	maximum).
i.	 Accessory Uses, incidental to the Principal Use 			 

	or Building, including but not limited to: 				  
	storage sheds, private greenhouses, radio or 			 
	T.V. antennas, T.V. satellite dishes, private swimming 		
	pools, and private facilities for the keeping of			 
	common household pets, refer to DCZR Sec. 24.

j.	 Open Space.
k.	Public or Private parks, playgrounds and 				  

	recreational facilities including tennis courts, 			 
	swimming pools and multipurpose trails.

l.	 Places of religious assembly, religious schools.
m.	Signage.
n.	Utility facilities.
o.	Fire & Police facilities.

3. Uses Permitted by Special Review
	

a.	Group Care Facilities.
b.	Neighborhood public service, health and 				  

education facilities, such as community centers,			 
libraries and museums.

c.	Child Care Centers.
d.	Private schools and related administrative facilities 		

for elementary and secondary education.

4. Development Standards

a.	Maximum Density. The Maximum Density shall be up 	
to eight and two tenths (8.2) Dwelling Units per acre 
for the SFe Planning Areas, specific densities ares 
pecified in the Pine Canyon Land Use – table 1 land 		
use chart.

b.	Maximum Number of Dwelling Units. The maximum 	
number of Dwelling Units permitted within each SFe 
residential Planning Area are specified in the Pine 
Canyon Land Use – table 1 land use chart for each 
individual Planning Area.

c.	Cluster Development. Patio homes, dwelling units, 	
zero lot line dwelling units or duplex dwelling units 

where a reduction in lot size results in additional 		
parcel open space that will not be available for future 	
development.

d.	Building Setback: The minimum Building Setbacks 		
in SFe residential Planning Area will vary depending 	
upon the product type in any given portion of the 	
Planning Area. The following setbacks will be 
associated with the different product types defined 
as a Use Permitted by Right.

	 Single Family Detached Unit
		  Building Front	 -	 10’ to porch or exterior wall		
						      -	 20’ to garage face 
		  Building Sides	 -	 5’
		  Building Sides	 -	 10’ from ROW on corner lot 
		  Building Rear	 -	 20’
	 Patio Dwelling Unit
		  Building Front	 -	 10’
						      -	 20’ to garage face 
		  Building Sides	 -	 5’
		  Building Sides	 -	 10’ from ROW on corner lot 
		  Building Rear	 -	 15’
		  Building Rear
		  (alley condition)-	 3’ from alley to garage face
	 Zero Lot Line Dwelling Unit
		  Building Front	 -	 10’
						      -	 20’ to garage face 
 		  Building Sides	 -	 0’ one side, 10’ other side
		  Building Sides	 -	 10’ from ROW on corner lot 	
		  Building Rear	 -	 15’
		  Building Rear
		  (alley condition)-	 3’ from alley to garage face
	 Duplex Dwelling Unit
		  Building Front	 -	 10’
						      -	 20’ to garage face
		  Building Sides	 -	 0’ on common wall, 5’ on 		
							       other side 
		  Building Sides	 -	 10’ from ROW on corner lot 
		  Building Rear	 -	 10’
		  Building Rear
		  (alley condition)-	 3’ from alley to garage face
	 Townhome Dwelling Unit
		  Building Front	 -	 8’ (Principal Building)
						      -	 20’ to garage face 
		  Building Sides	 -	 10’ from ROW on corner lot
		  Building Sides	 -	 0’ from other property lines 	
							       & lots with common walls
		  Building Rear	 -	 10’
		  Building Rear
		  (alley condition)-	 3’ from alley to garage face
	 Accessory Uses
		  Front			   -	 30’
		  Side			   -	 5’ interior, 10’ from ROW
		  Rear			   -	 5’
	 Non-residential Land Uses
		  Building Front	 -	 20’ Building 
		  Side			   -	 10’
		  Building Side
		  from ROW on
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		  corner lot		  -	 20’ 
		  Rear			   -	 20’
		  Distance to SF (attached or detached)
		  residential lot	 –	 25’

e.	Building Separation. The minimum building separation 
shall be the greater of ten (10) feet for Single Family 
Detached Dwelling Units, ten (10) feet for Buildings 
containing Single Family Attached Dwelling Units, and 
twenty (20) feet for other Principal Buildings located 
within each SFe Land Use Planning Area, or shall 		
be governed by the applicable building code.

f.	  Building Height.  No residential Buildings within SFe 
Planning Areas shall exceed thirty-five (35) feet in 
height, accessory uses have a maximum height of 20’.

g.	Minimum Lot Sizes. The minimum lot sizes for 
detached homes in SFe Planning Areas shall be thirty 
five hundred (3,500) square feet for Single Family 
Detached Homes, twenty five hundred (2,500 square 
feet for zero lot line, and two thousand (2,000) square 
feet for duplex, two thousand (2,000) square feet for 
Patio Home and one thousand two hundred (1,200) 
square feet for Townhome Dwelling Unit.

h.	Parking. Parking will follow Douglas County Standards, 
as applicable through the Subdivision process.

i.	 Landscaping, Fencing, Storage, Lighting. will follow 	
Douglas County Standards, as applicable through the 	
Subdivision process.  Pine Canyon is being designed 
with water conservation in mind from the beginning 
of the design process.  In an effort to reduce water 
consumption turf limitations have been established.  
Turf Limitation based on Lot Size - for lots less than 
7,000 square feet turf is limited to a maximum of 30% 
of the lot area, for lots between 7,001 to 17,000 square 
feet turf is limited to a maximum of 20% of the lot 
area, for lots over 17,001 square feet turf is limited to a 
maximum of 10% of the lot area. 

j.	 Transition to Adjacent Development. Pine Canyon 
will 	match or exceed the lot size within 300’ of any 
existing adjacent Single Family Dwelling Unit along the 	
southern property boundary.

k.	Existing Gasline. there is an existing gasline that 
traverses through planning area 3, the gasline is in 
an easement and no lots will be permitted within the 
easement.

C.	 Residential (MFa) - PA-16

1. Intent

Provide for residential Development allowing for a variety, 
Multi-family/Condominium Units, at no more than 24 
Dwelling Units per acre.

2. Uses Permitted by Right

a.	Multi-family for rent, Condominium for sale.

b.	Assisted and/or Independent Living.
c.	A temporary sales and marketing center 					  

function.
d.	Attached or detached private garages.
e.	Accessory Uses, incidental to the Principal Use 			 

	or Building, including but not limited to: 				  
	storage sheds, private greenhouses, radio 				  
	or T.V. antennas, T.V. satellite dishes, private 				 
	swimming pools.

f.	Open Space.
g.	Public or Private parks, playgrounds and 				  

	recreational facilities including tennis courts, 			 
	swimming pools and multipurpose trails.

h.	Places of religious assembly.
i.	 Signage.
j.	 Utility facilities.
k.	Fire & Police facilities.
l.	 Parking for Mobility Hub PA-17.

3. Uses Permitted by Special Review

a.	Group Care Facilities.
b.	Neighborhood public service, health and education 

facilities, such as community centers, libraries and 
museums.

c.	Child Care Centers.

4. Development Standards

a.	Maximum Density. The Maximum Density shall be up 
to twenty four (24) Dwelling Units per acre for the 
MFa Planning Areas, specific densities are specified 
in the Pine Canyon Land Use – table 1 land use chart.

b.	Maximum Number of Dwelling Units. The maximum 
number of Dwelling Units permitted within the MFa 
residential Planning Area are specified in the Pine 
Canyon Land Use – table 1 land use chart for each 
individual Planning Area.

c.	Building Setback. 
	 Multi-Family and Condominium
		  Building Front	 -	 10’ to front porch or exterior 	
							       face of residence, upper level 	
							       balconies are excepted from 	
							       this setback
						      -	 20’ to garage face 
		  Building Sides	 -	 10’
		  Building Sides	 -	 15’ from ROW on corner lot 
		  Building Rear	 -	 10’
		  Building Rear (from alley or drive
		  lane condition)	 -	 5’
	 Accessory Uses
		  Front			   -	 20’
		  Side			   -	 5’ interior, 10’ from ROW
		  Rear			   -	 5’
	 Non-residential Land Uses 
		  Building Front	 -	 20’ 
		  Building Side	 -	 10’
		  Building Side
		  from ROW on
		  corner lot		  -	 20’ 

		  Rear			   -	 20’
		  Distance to SF (attached or detached)
		  residential lot	 –	 25’

d. Building Separation. The minimum building 				  
separation shall be the greater of:
		 i) twenty (20) feet for Principal Buildings located 		
	within each MFa Planning Area, or
		 ii) shall be governed by the applicable building 			 
	code.
e. Building Height.  No residential Buildings within 			 
MFa Planning Areas shall exceed forty (40) feet 				 
or three stories in height.
f. Parking. Parking will follow Douglas County 				  
Standards, as applicable through the Subdivision 			 
process.
g. Landscaping, Fencing, Storage, Lighting. will follow 		
Douglas County Standards, as applicable through the 	
Subdivision process.  Pine Canyon is being designed 
with water conservation in mind from the beginning 
of the design process.  In an effort to reduce water 
consumption turf limitations have been established.  Turf 
is limited to 25% of all common space.

D. Mobility Hub/Mixed Use (MU) - PA-17

1. Intent

To provide a multi-modal transportation hub to serve 
pedestrian, bicycle, vehicle, and mass transit transportation 
needs while integrating, horizontally and vertically, a broad 
range of retail goods and services, business and professional 
services with Multi-family residential development to sustain 
a transit-oriented development.

2. Uses Permitted by Right

	 a.	 Principal Uses							     
a.	bank/financial institution
b.	bar/lounge
c.	cultural facility
d.	library
e.	open space/trails including connections to 

pedestrian and bicycle trails
f.	park/playground
g.	plaza
h.	recreation facility - indoor
i.	 event center
j.	 hotel/motel, including conference or convention 

facilities located within the principal building
k.	office, general, medical, dental, professional, 

governmental
l.	 public or private parking garages or parking lots, 

park & rides, including electric vehicle charging 
stations

m.	bus stations and local transit service connections 
n.	bicycle and scooter sharing and parking and lockers
o.	welcome center/wayfinding informational stations
p.	retail/service business - indoor 
q.	restaurant/fast-food establishment, with no 

drive-through services
r.	utility service facility
s.	multi-family residential, all uses and standards 

as defined in the MFa land use category, refer to 
section C.2, and C.3

t.	Fire & Police facilities
u.	Accessory Uses

	 b.	 Any other uses consistent with the purposes of 		
		  this Section and compatible with the uses set 		
		  forth herein, as determined by the Planning 			
		  Director.

3. Development Standards

a. Floor/Area Ratio.	 The maximum floor-area ratio for 	
each development tract within the Mixed Use 			 
Planning Area shall not be greater than three (3) 		
to one (1).	

	 b. Maximum Number of Dwelling Units. The 				 
	 maximum number of Dwelling Units permitted 			 
	 within each Mixed-Use Planning Area is specified 		
	 in the Pine Canyon Land Use – table 1 land use chart 	
	 for each individual Planning Area.
	 c. Building Setback:
	 Multi-Family Residential
	 All standards as defined in the MFa land use 			 
	 category, refer to section C.4
	 Non-Residential Land Uses
	 The minimum building setback from any internal 		
	 public street right-of-way shall be:
		  Building front–	 10 feet
		  Building side –	 0 feet
		  Building rear  –	 20 feet
		  Distance to nearest residential use – 25 feet, 		
		  unless vertically integrated.
		  Building Setback to Regional/major arterial - 75 		
		  feet, from a minor arterial - 40’, from a 				  
		  collector - 20’
	 Accessory Uses
		  Front			   -	 20’
		  Side			   -	 5’ interior, 10’ from ROW
		  Rear			   -	 5’
	 d. Building Separation.  Commercial buildings can 		
	 have a 0’ separation.
	 e. Building Height. Buildings or structures in Mixed 		
	 Use Planning Areas are permitted up to 60’ in height.
	 f. Parking. Parking will follow Douglas County 			 
	 Standards, as applicable through the Subdivision 		
	 process.
	 g. Landscaping, Fencing, Storage, Lighting. will 			
	 follow Douglas County Standards, as applicable 			
	 through the Subdivision process.

E. Mixed Use (MU) - PA-18

1. Intent

To provide for the integration, horizontally and vertically, 
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of a broad range of retail goods and services, business 
and professional services with Multi-family residential 
development.

2. Uses Permitted by Right

	 a.	 Principal Uses							     
a.	 bank/financial institution
b.	 bar/lounge
c.	 church
d.	 cultural facility
e.	 fire station
f.	 library
g.	 open space/trails
h.	 park/playground
i.	 plaza
j.	 recreation facility - indoor
k.	 school - including college or university and 

related facilities
l.	 day care center
m.	 event center
n.	 hospital (helipad permitted as an accessory 	

use)
o.	 hotel/motel, including conference or convention 

facilities located within the principal building
p.	 nursing or convalescent home and other 

extended-care facilities
q.	 office, general, medical, dental, professional, 

governmental
r.	 public or private parking garages or parking 

lots, park & rides, 	
s.	 restaurant/fast-food establishment, with no 

drive-through services
t.	 retail/service business - indoor
u.	 retirement home
v.	 theater - indoor
w.	 utility service facility
x.	 multi-family residential, all uses and standards 

as defined in the MFa land use category, refer to 
section C.2, and C.3

y.	 Fire & Police facilities
z.	 Accessory Uses

	 b.	 Any other uses consistent with the purposes of 		
		  this Section and compatible with the uses set 		
		  forth herein, as determined by the Planning 			
		  Director.

3. Development Standards

a.	Floor/Area Ratio. The maximum floor-area ratio for 
each development tract within the Mixed Use Planning 
Area shall not be greater than three (3) to one (1).	

b.	Maximum Number of Dwelling Units. The maximum 
number of Dwelling Units permitted within each 
Mixed-Use Planning Area is specified in the Pine 
Canyon Land Use – table 1 land use chart for each 
individual Planning Area.

c.	Building Setback:
	 Multi-Family Residential
	 All standards as defined in the MFa land use 			 
	 category, refer to section C.4

	 Non-Residential Land Uses
	 The minimum building setback from any internal 		
	 public street right-of-way shall be:
		  Building front–	 10 feet
		  Building side –	 0 feet
		  Building rear  –	 20 feet
		  Distance to nearest residential use – 25 feet, 		
		  unless vertically integrated.
		  Building Setback to Regional/major arterial - 75 		
		  feet, from a minor arterial - 40’, from a 				  
		  collector - 20’
	 Accessory Uses
		  Front			   -	 20’
		  Side			   -	 5’ interior, 10’ from ROW
		  Rear			   -	 5’

d.	Building Separation.  Commercial buildings can have 
a 0’ separation.

e.	Building Height. Buildings or structures in Mixed Use 
Planning Areas are permitted up to 60’ in height.

f.	Parking. Parking will follow Douglas County 
Standards, as applicable through the Subdivision 
process.

g.	Landscaping, Fencing, Storage, Lighting. will follow 
Douglas County Standards, as applicable through the 
Subdivision process.

F. Business/Light Industrial - PA-19

1. Intent

The intent of the Business/Light Industrial zone is 
to provide for office/business uses, wholesale and 
warehousing uses as well as those industrial uses 
that include fabrication, manufacturing, assembly or 
processing of materials that are in a refined form and 
that do not in their transformation create smoke, gas, 
dust, odor, noise, vibration of earth, soot or lighting to a 
degree that is offensive when measured at the property 
line of the subject property.

2. Uses Permitted by Right

	 a.	 General Office and Professional Services
a.	 business and professional offices
b.	 medical and dental offices and clinics
c.	 banks and other financial service 

establishments, with or without drive-through 
facilities

d.	 mortuaries
e.	 public transit stops
f.	park and rides
g.	 Fire & Police facilities.

	 b.	 Light Industrial
a.	 automobile service station with gasoline 		

pumps
b.	 building material - wholesale/retail
c.	 church
d.	 fire station

e.	 hospital
f.	  library
g.	 open space/trails
h.	 recreation facility - indoor/outdoor
i.	  school - including college, or university related 

facilities
j.	  cultural facility
k.	 equipment rental
l.	  greenhouse/plant nursery - wholesale/retail
m.	 industrial/manufacturing operation which 

does not emit unusual or excessive amounts of 
dust, smoke, fumes, gas, noxious odors, or noise 
beyond the lot boundary

n.	 kennel
o.	 motorized vehicle/equipment - service/repair 

and incidental sales
p.	 parking lot - public/private
q.	 product distribution/storage - excluding 

hazardous materials
r.	  research and development facility
s.	 restaurant/fast food establishment
t.	 storage area - commercial 
u.	 telecommunication facility
v.	 utility service facility
w.	  veterinary clinic/hospital
x.	 warehouse
y.	 wholesale business - sales/service

 	 c.	 Accessory Uses
a.	Any other uses consistent with the purposes 

of this Section and compatible with the uses 
set forth herein, as determined by the Planning 
Director.

3.	 Development Standards

a.	Floor/Area Ratio. The maximum floor-area ratio for 		
each development tract within the Business/Light 			 
Industrial Planning Area shall not be greater than 			 
two (2) to one (1).

b.	Minimum Lot Area. The minimum lot area shall be 			 
10,000 square feet.

c.	Building Setback: The minimum building setback 			 
from any internal public street right-of-way shall be:

		  Building front	 –	 25 feet
		  Building side	 –	 10 feet
		  Building rear	 –	 20 feet
		  Building Setback to Regional/major arterial - 75 			
		  feet, from a minor arterial - 40’, from a 					   
		  collector - 20’
	 Accessory Uses
		  Front			   -	 20’
		  Side			   -	 5’ interior, 10’ from ROW
		  Rear			   -	 5’

d.	Building Separation.  Commercial/Office buildings can 
have a 0’ separation.

e.	Building Height. Buildings or structures in 				  
Business/Light Industrial Planning Area are 					  
permitted up to 40’ in height.

f.	Parking. Parking will follow Douglas County 				 
Standards, as applicable through the Subdivision 			 

process.
g.	Landscaping, Fencing, Storage, Lighting. will follow 

Douglas County Standards, as applicable through the 
Subdivision process.

G. General Industrial - PA-21

1. Intent

The intent of the General Industrial area is to provide 
an approximately 1.5 acre area for the development of a 
Water Treatment facility.

2. Uses Permitted by Right

a.	All permitted uses in the business / light industrial 
district.

b.	Major utility facility (water treatment)
c.	Any other uses consistent with the purposes of 

this Section and compatible with the uses set forth 
herein, as determined by the Planning Director.

	
3.	 Development Standards

a.	Floor/Area Ratio. The maximum floor-area ratio 
within the General Industrial Planning Area shall not 
be greater than one (1) to one (1).

b.	Minimum Lot Area. none.
c.	Building Setback: The minimum building setback 

from any internal public street right-of-way shall be:
		  Building front	 –	 25 feet
		  Building side	 –	 10 feet
		  Building rear	 –	 20 feet
		  Building Setback to Regional/major arterial - 75 		
		  feet, from a minor arterial - 40’, from a 				  
		  collector - 20’
	 Accessory Uses
		  Front			   -	 20’
		  Side			   -	 5’ interior, 10’ from ROW
		  Rear			   -	 5’

d.	Building Separation. The minimum building or 
structure separation shall be the greater of:

		  i)	 twenty (20) feet or
		  ii)	 shall be governed by the applicable building 	
			   code.
e.	Building Height. Buildings or structures in General 

Industrial Planning Area are 	permitted up to 40’ in 
height.

f.	Parking. Parking will follow Douglas County 
Standards, as applicable through the Subdivision 
process.

g.	Landscaping, Fencing, Storage, Lighting. will follow 
Douglas County Standards, as applicable through the 
Subdivision process.
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H.	 Resort Spa - PA-6

1.	 Intent

The two-hundred and twenty-five room hotel and full service 
spa facility will function as an anchor for the Pine Canyon 
community.  In lieu of Hotel Rooms, Branded Residences 
may be built conforming to the SFe standards; however, the 
maximum number of dwellings permitted in the PD will not be 
exceeded if residences are proposed in PA-6.   Amenities will 
include those normally found in a resort complex, including, 
but not limited to, a restaurant, conference center and gift 
shop.  

2.	 Uses Permitted by Right

	 a.	 Resort Complex
		  a.	 Hotel uses
		  b.	 Spa uses
		  c.	 Swimming pool, hot tub
		  d.	 Restaurant
		  e.	 Conference center
		  f.	 Gift shop
		  g.	 parking lot, parking garage
		  h.	 Uses listed in the SFe district, see B.2, B.3

3.	 Development Standards

a. Floor/Area Ratio.	 The maximum floor-area ratio 			 
for each development tract within the Resort Spa			 
Planning Area shall not be greater than three tenths 			
(.30) to one (1).
b. Minimum Lot Area. The minimum lot area for the 			 
Resort complex shall be 5 acres, potential residential 		
uses are subject to the SFe standards.
c. Building Setback: The minimum building setback 			
for the Resort complex from any public street right-			
of-way shall be:

		  Building front	 –	 25 feet
		  Building side	 –	 10 feet
		  Building rear 	 –	 20 feet
	 d. Residential Uses: are subject to the SFe 					   
	 standards, section B.4.
	 e. Building Height. The mass of the building(s) shall 			
	 be broken up by favoring terraced roofs and offsets 			
	 in wall planes.  The maximum height for the Resort 			 
	 complex shall be 65’ in height, not including towers 			
	 or similarly distinct architectural elements.  Any 				 
	 potential residential uses are subject to the SFe 				 
	 standards, section B.4.
	 f. Parking. Parking will follow Douglas County 				  
	 Standards, as applicable through the Subdivision 			 
	 process.

g. Landscaping, Fencing, Storage, Lighting. will follow 
Douglas County Standards, as applicable through the 
Subdivision process.  Pine Canyon is being designed with 
water conservation in mind from the beginning of the 
design process.  In an effort to reduce water consumption 
turf limitations have been established.  Turf is limited to 
25% of all common space.

I.	 Parks - PA-5, 7, 15

1.	 Intent

To provide for park uses which compliment residential 
neighborhoods.

2.	 Uses Permitted by right

a.	Passive recreation uses and open space.
b.	Active recreation uses, including but not limited 			

to the following facilities: multi-purpose fields, 				  
	tennis courts, volleyball courts, basketball courts, 			 
swimming pools, play apparatus, picnic areas, 				  
recreation center, and jogging, hiking and/or 				  
bicycling trails.

c.	Accessory Park structures such as picnic pavilions, 			 
restrooms, band-shells, etc.

3.	 Development Standards

	 a. Building Setback: Street. The minimum building 			 
	 setback for a vertical structure from any public 				  
	 street right-of-way line shall be:
		  Building front	 –	 25 feet
		  Building side	 –	 20 feet
		  Building rear	 –	 25 feet
	 b. Building Separation. The minimum building or 			 
	 structure separation shall be the greater of:
		  i)	 twenty (20) feet or
		  ii)	 shall be governed by the applicable building 		
			   code.
	 c. Building Height. No buildings or structures shall 			 
	 exceed thirty-five (35) feet in height.
	 d. Parking. Parking will follow Douglas County 				  
	 Standards, as applicable through the Subdivision 			 
	 process.
	 e. Landscaping, Fencing, Storage, Lighting. will 				  
	 follow Douglas County Standards, as applicable 				 
	 through the Subdivision process.

J.	 Open Space (OS) - OSP-1, 2, 3, 4, 5, 6, 7

1. Intent

To provide passive open space uses which will separate, 
define and protect the development planning areas 
contained within this Planned Development. Open Space 
does not include golf courses.

2. Uses Permitted by Right

	 a.	 Passive recreation uses and open space.
	 b.	 Jogging, hiking and/or bicycle trails.
	 c.	 Dog Parks.
	 d.	 Community Gardens.
	 e.	 Drainage Facilities.
	 f.	 Picnic shelters.
	 g.	 Utility Facilities.

3. Development Standards

	 a. Building Setback: Street. The minimum building 		
		  setback for a vertical structure from any public 		
		  street right-of-way line shall be:		
		  Building front	 –	 25 feet
		  Building side	 –	 15 feet
		  Building rear	 –	 25 feet
	 b. Building Separation. The minimum building or 		
		  structure separation shall be the greater of
		  i) twenty (20) feet or
		  ii) shall be governed by the applicable building 		
		  code.
	 c. Building Height. No buildings or structures shall 		
		  exceed thirty-five (35) feet in height.
	 d. Parking. Parking will follow Douglas County 			 
		  Standards, as applicable through the Subdivision 	
		  process.
	 e. Landscaping, Fencing, Storage, Lighting. will 			 
		  follow Douglas County Standards, as applicable 		
		  through the Subdivision process.

K.	 The Homestead - PA-20

1. Intent

Provide for continuing the existing residential single 
family detached home, and Accessory buildings that will 
allow the continued agricultural use.  This area will be 
covered with a conservation easement to ensure that it 
remains as an agriculturally focused homestead.

2. Uses Permitted by Right

a.	Single Family Detached Dwelling Unit.
b.	Attached or detached private garages (1,000 sq. ft. 

maximum).
c.	Accessory Uses, incidental to the Principal Use or 

Building, including but not limited to: storage sheds, 
private greenhouses, and private facilities for the 
keeping of common household pets.

d.	Signage.
e.	Utility facilities.
f.	Use permitted in a conservation easement 

agreement or similar document approved by Douglas 
County.

3. Development Standards

	 a. Maximum Density/Number of Units. The Maximum 	
	 Density and number of units shall be the one 			 
	 existing residential home.

	 b. Building Setback: 
	 Single Family Detached Unit
		  Building Front	 -	 10’ to porch or exterior wall
						      -	 20’ to garage face 
		  Building Sides	 -	 5’

		  Building Sides	 -	 10’ from ROW on corner lot 
		  Building Rear	 -	 20’
	 Accessory Uses
		  Front			   -	 20’
		  Side			   -	 5’ interior, 10’ from ROW
		  Rear			   -	 5’

L.	 Open Space (OS) - OSP-8

1. Intent

Owner will establish The Walter J. Scott Riparian 
Preserve (OSP-8), through the donation of a 
conservation easement to the County or an accredited 
land trust. The purposes of such easement shall 
include the preservation of the County’s identified 
Wildlife Migration Corridor, the County’s Riparian 
Conservation Zone (RCZ), threatened species habitat, 
cultural points of interest and the preservation of the 
Preserve as a working agricultural ranch in accordance 
with all County Resolutions and the County’s Habitat 
Conservation Plan.

2. Uses Permitted by Right

a.	Agriculture.
b.	Agricultural Recreational Activities.
c.	Hay Sales.
d.	Sale of Agricultural Products and Value-added. 

Agricultural Products produced or raised on site. 
e.	Animals.
f.	 Training of non-owned horses, or riders not 

related to the landowner or lessee, limited to 14 
lessons per week.

g.	Nature center/picnic area/trail head.
h.	Passive recreation uses.
i.	 Open Space/trails. 
j.	 Use permitted in a conservation easement 

agreement or similar document approved by 
Douglas County.

k.	Utility Facilities.

3. Development Standards

	 a. Building Setback: Street. The minimum building 	
		  setback for a vertical structure from any public 	
		  street right-of-way line shall be:		
		  Building front	 –	 25 feet
		  Building side	 –	 15 feet
		  Building rear	 –	 25 feet
	 b. Building Separation. The minimum building or 	
		  structure separation shall be the greater of
		  i) twenty (20) feet or
		  ii) shall be governed by the applicable building 	
		  code.
	 c. Building Height. No buildings or structures shall 	
		  exceed thirty-five (35) feet in height.

d. Parking. Parking will follow Douglas County 		
	 Standards, as applicable through the 
	 Subdivision process.

	 e. Landscaping, Fencing, Storage, Lighting. will 		
		  follow Douglas County Standards, as applicable 	
		  through the Subdivision process.
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DEFINITIONS:

Any terms used but not defined in this Development 
Plan but defined in the Douglas County Zoning 
Resolution, as amended, shall have the meanings 
ascribed to them in the Douglas County Zoning 
Resolution, as amended; provided, however, if 
capitalized terms used in this Development Plan are 
defined in both this Development Plan and the Douglas 
County Zoning Resolution, as amended, the definitions 
contained in this Development Plan shall control. For 
purposes of this Development Plan, the terms set forth 
below shall have the meaning ascribed to them below: 

“Accessory Building”, with respect to any lot means a 
building: (1) located on the same lot as the Principal 
Building for such lot (2) that is accessory to such 
Principal Building, and (3) that may be connected to 
such Principal Buildings by breezeway or other external 
improvements.

“Ag/Livestock Structure” means a barn, corral, 
paddock, run pen, round pen or similar buildings or 
structures intended to contain livestock or agricultural 
uses.

“CC&Rs” means the covenants, conditions and 
restrictions that Owner records against the Property, as 
amended.

“CDOT” means the State of Colorado Department of 
Transportation.

“Commitments Matrix” means the Parks/Trails/
Open Space Commitments Matrix set forth in this 
Development Plan, other commitments are listed in the 
Statement of Commitments in this document.

“Community Development Department” means the 
Department of Community Development for Douglas 
County, Colorado.

“Community Development Director” means the 
Director.

“County” means Douglas County, Colorado.

“Development Application” means each application 
requesting County approval of a preliminary plan, minor 
development plat, site improvement plan on unplatted 
property, use by special review, or location and extent.

“Development Plan” means this development plan for 
the Pine Canyon Planned Development.

“Development Standards” means the development 
standards of this Development Plan.

“Director” means the County’s Planning Services 

Director.

“Director of Community Development” means the Director.

“Dwelling Unit” means a building or portion thereof within 
the Property intended to be used for residential occupancy, 
including single-family, two-family, and multi-family dwelling 
units intended to be used for residential occupancy. 

“Effective Date” means the date this Development Plan is 
first recorded.

“Existing Development Approval” means a Future 
Development Approval that has been approved by the 
County to the extent such approval has not expired or been 
vacated.

“Final Plat” means a final plat including all amendments 
thereto, approved by the County and Recorded.

“Fire District” means Castle Rock Fire and Rescue or a 
successor district providing fire protection services for the 
Property.

“Future Development Approval” means a development 
approval for subdivision, site improvement plan, use by 
special review or location and extent.

“Gross Floor Area” or “GFA” with respect to any Non-
residential Building, means the total floor area, including the 
exterior building walls, on all floors of such Non-residential 
Building. “Gross Floor Area” does not include parking areas 
and floor area within such Non-residential Building occupied 
by HVAC, mechanical, electrical, communications, or 
security equipment and other similar facilities and areas.

“Gross Site Area” with respect to any Non-residential 
Building, means the total land area included within the site 
improvement plan for such Non-residential Building.

“Group Care Facilities” means a single, residential structure 
having common kitchen facilities occupied by persons who 
may or may not have physical, mental, emotional or social 
problems and living together for the purpose of training, 
observation, common support of a combination thereof.

“Land Use Plan” means the Land Use Plan Overview of this 
Development Plan.

“MFDU” (Multi-family Dwelling Unit) means a Dwelling Unit 
located within a building, containing one or more Dwelling 
Units  , arranged, designed or intended for occupancy by 
two or more families living independently of each other, 
including condominiums or duplexes.

“Mixed-use Building” means a building containing: (1) more 
than one Dwelling Unit and (2) commercial, industrial or 
other non-residential spaces that is constructed within the 
Property.

“Net Floor Area”, with respect to any Office or Retail use, 
means the interior finished floor area on any story contained 
within the perimeter walls, windows and doors, as measured 
to the interior surface of such walls, windows and doors, 
and measured to the midpoint of walls and doors separating 
such areas from interior common or other areas.

“Net Floor Area” does not include areas within a building’s 
public corridors, stairways, elevator rooms, janitors closets, 
restrooms, and other similar facilities and areas.

“Non-residential Building” means a commercial, industrial or 
other similar non-residential building constructed within the 
Property that does not contain any Dwelling Units.

“Owner” is JRW Family Limited Liability Partnership.

“Planning Division” means the Department of Community 
Development for Douglas County, Colorado.

“Primary Frontage” means, with respect to a building on a 
corner lot, the side of such building designated to bear the 
primary pedestrian entrance to such building.

“Primary Street” means a Street within the Property that is 
identified as a “Primary Street” on the Land Use Plan.

“Property” means the Pine Canyon Planned Development.

“School District” means the Douglas County School District.

“SFDU” (Single-family Dwelling Unit) means a legal lot 
within the Property established by a Final Plat and intended 
for one single-family detached Dwelling Unit.

“Subdivision Resolution” means the Douglas County 
Subdivision Resolution, as the same may be amended from 
time to time.

“Zoning Resolution” means the Douglas County Zoning 
Resolution, as the same may be amended from time to time.
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March 31, 2023 

Matt Jakubowski, AICP | Chief Planner 
Douglas County Department of Community Development 
Planning Services Division 
100 Third St., Castle Rock, CO 80104 

RE: Pine Canyon Planned Development – 2nd Referral (Project #: ZR2020-010) 

Dear Mr. Jakubowski, 

Thank you for the opportunity to comment on the development proposal for the Pine Canyon 
Planned Development (Project #:ZR2020-010) located in Douglas County. The mission of 
Colorado Parks and Wildlife (CPW) is to perpetuate the wildlife resources of the state, to 
provide a quality state parks system, and to provide enjoyable and sustainable outdoor 
recreation opportunities that educate and inspire current and future generations to serve as 
active stewards of Colorado’s natural resources. Our goal in responding to land use proposals 
such as this is to provide complete, consistent, and timely information to all entities who 
request comment on matters within our statutory authority. 

District Wildlife Manager Katie Doyle recently analyzed the site. The 500-acre site is located 
north of Scott Blvd., south of Black Feather Trail, west of Founders Parkway, and east of 
Prairie Hawk Drive. This site development plan proposes single-family, multi-family, non-
residential and mixed-use development, a hotel/spa, parks, trails, school site, and transit 
mobility hub. 

Habitat 

The main impacts to wildlife from this development would be fragmentation and loss of 
habitat. Although it is impossible to eliminate fragmentation and habitat loss with any 
development, impacts to wildlife can be minimized through the use of clustering 
configurations, density reduction, and providing open space for wildlife. 

Fragmentation of wildlife habitat has been shown to impede the movement of wildlife across 
the landscape. Open space areas are more beneficial to wildlife if they connect to other 
nearby natural areas. The areas of wildlife habitat that most closely border human 
development show heavier impacts than do areas on the interior of the open space. However, 
when open space areas are smaller in size, the overall impacts of the fragmentation is greater 
(Odell and Knight, 2001). Thus, CPW recommends that the developer and Douglas County 
employ a collaborative approach with neighboring cities and towns and with other 
developments within the county to maintain wildlife habitat in as whole a state as possible. 
By keeping open space areas contiguous and of larger size, the overall benefit to wildlife 
increases dramatically. 
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Trails  

When planning trails in the development area, special consideration should be given to the 
impact trails have on wildlife within the area. Trails should not cut through riparian areas and 
should remain at least 50 feet from them. They should also be placed at the edges of open 
space areas and should be no wider than 8 feet throughout their entire length. Trails have the 
ability to contribute to fragmentation of habitat, disrupting the natural movement of wildlife 
through an area, and the spreading of noxious weeds. 

Noxious Weeds  

Noxious weeds should be monitored very closely. The spread and control of noxious weeds on 
and around this Douglas County site is a concern for wildlife. Invasive plants endanger the 
ecosystem by disturbing natural processes and jeopardizing the survival of native plants and 
the wildlife that depend on them. CPW would recommend implementation of a weed 
management plan that may already exist within Douglas County. 

Wildlife 

CPW would expect a variety of wildlife species to utilize this site on a regular basis, most 
notably small to mid-sized mammals, song birds, and raptors, but also with the possibility for 
big game species (elk, deer, bear, and mountain lion), reptiles, and amphibians to be 
present. 

Raptors  

Raptors are protected from take, harassment, and nest disruption at both the state and 
federal levels. Should a nest ever get built or be discovered, CPW recommends that buffer 
zones around nest sites be implemented during any period of activity that may interfere with 
nesting season. This will prevent the intentional or unintentional destruction of an active 
nest. 

For further information on this topic, a copy of the document “Recommended Buffer Zones 
and Seasonal Restrictions for Colorado Raptors,” is available from your local District Wildlife 
Manager. Following the recommendations outlined in this document will decrease the 
likelihood of unintentional take through disturbance. 

Prairie Dogs and Burrowing Owls  

Prairie dog colonies may exist within the development site, and should they be discovered, 
the possibility exists for the presence of burrowing owls. Burrowing owls live on flat, treeless 
land with short vegetation, and nest underground in burrows dug by prairie dogs, badgers, 
and foxes. These raptors are classified as a state threatened species and are protected by 
both state and federal laws, including the Migratory Bird Treaty Act. These laws prohibit the 
killing of burrowing owls or disturbance of their nest. Therefore, if any earth-moving will 
begin between March 15th and October 31st, a burrowing owl survey should be performed. 
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Guidelines for performing a burrowing owl survey can be obtained from your local District 
Wildlife Manager.  

CPW also recommends that any discovered prairie dog colony be completely vacated of living 
animals prior to the start of any earth-moving. If prairie dogs are present and any earth-
moving is to be done on site, CPW recommends euthanasia or relocation (with the appropriate 
permit) prior to any work being done. If relocation is chosen, please consult with the local 
District Wildlife Manager for the required permit.    

Living with Wildlife 

Future residents should be informed that wildlife such as fox, coyotes, deer, elk, and even 
bear or mountain lion frequent the development area in search of food and cover. Coyotes, 
foxes, cottontail rabbits, and raccoons are several species that have adapted well to living in 
urban environments. This proposed site within Douglas County also will have presence of 
bears that have been accustomed to living in close proximity to humans. The proposed plan 
mentions creating parks, open space and trails around treed areas. Much of the site on the 
east side includes Gambel Oak that is a vital habitat source for bears. Black bears utilize 
these native plants as food sources and shelter. This should be considered when deciding 
distances to residential areas. Bears, as well as other wildlife, should not be a concern for 
residents if the following CPW recommendations are met: People moving into and residing in 
this area take the proper precautions to prevent unnecessary conflicts with wildlife through 
the use of pet leash laws, protection of their pets and hobby livestock when not under direct 
supervision, and reducing attractants on their property. 

Homeowners can do their part by not inviting wildlife into their yards. Due to the potential 
for human-wildlife conflicts associated with this project, please consider the following 
recommendations when educating future homeowners about the existence of wildlife in the 
area: 

• Pet foods and bowls should be kept indoors. 

• Garbage should be kept in secure containers to minimize its attractiveness to wildlife.  
Trash should be placed in containers with tight seals and remain indoors until shortly 
before pickup.   

• Feeding of wildlife, with the exception of birds, is illegal. 

• “Living with Wildlife” pamphlets are available through CPW offices. 

For further information, Colorado Parks and Wildlife can provide copies of the following 
brochures: “Your Guide to Avoiding Human-Coyote Conflicts,” “Don’t Feed the Wildlife,” 
“Living with Bears,” and “Too Close for Comfort: Avoid Conflicts with Wildlife in the City” to 
residents of the surrounding open space. These brochures can also be downloaded from our 
web site at http://cpw.state.co.us/learn/Pages/LivingwithWildlife.aspx. 

Thank you again for the opportunity to comment on the proposed Pine Canyon Planned 
Development – 2nd Referral. Please do not hesitate to contact us about ways to continue 
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managing the property in order to maximize wildlife value while minimizing potential Doyle at 
(720) 930-8039. 

Sincerely, 

 

Matt Martinez 
Area Wildlife Manager 
 
Cc:  M. Leslie, S. Schaller, K. Doyle 
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DOUGLAS COUNTY CONSERVATION DISTRICT 
PO Box 688  /  7519A E. Hwy 86 Franktown, CO 80116  / Phone 303-218-2622

March 28, 2023 

RE: ZR2020-010,  Pine Canyon Planned Development – 2nd Referral 

According to the Natural Resources Conservation Service (NRCS) soils survey, 
Kutch-Newlin - Stapleton complex, 8 to 40 percent slopes, and the Stapleton loamy 
sand, 6 to 30 percent slopes, are “very limited” for dwellings with and without 
basements, and small commercial buildings due to shrink-swell and depth to soft 
bedrock. Due to the limitations on the above soils on the site, alternatives to 
mitigate the limitations of the soil will be required in your engineering design or 
construction techniques. 

According to the NRCS soils survey, the Kutch-Newlin - Stapleton complex, 8 to 40 
percent slopes, and the Stapleton loamy sand, 6 to 30 percent slopes, are “very 
limited” for streets, roads, and shallow excavations due to frost action, slope, 
shrink-well properties, and low strength.  Due to the limitations on the above soils 
on the site, alternatives to mitigate the limitations of the soil will be required in 
your engineering design or construction techniques. 

Topsoil should be stripped to a depth of 6 inches and all stockpiles should have 
side slopes no steeper than 3:1 and seeded.  All disturbed areas should be seeded 
and mulched with weed free hay mulch at 4,000 lbs. /acre.  All disturbed areas 
should be reseeded between the planting dates of Nov. 1-April 30th.  Grass seed 
should be drilled at a depth of ¼ to ½ inch deep and if broadcasted, double the 
rate.  

The Douglas County Conservation District recommends disturbed land be mulched 
or revegetated within 45 days of disturbance. 

The Conservation District recommends using a phased grading approach. By 
limiting the area being graded to 15 acres or less and seeding with native grasses 
the land area disturbed is minimized. The development site is 540 acres. 
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DOUGLAS COUNTY CONSERVATION DISTRICT 
PO Box 688  /  7519A E. Hwy 86 Franktown, CO 80116  / Phone 303-218-2622

There is no Integrated Noxious Weed Control plan, and it is recommended that an 
integrated weed management program be reviewed and approved by the Douglas 
County Weed Inspector and/or Weed Advisory board, the County Extension Agent, 
NRCS, or a qualified weed management professional prior to the land use 
authority approval.   

Vehicle tracking control stations need to be installed at all entrance and exit points 
on the site. The station should consist of a pad of 3 to 6-inch rock or a vehicle 
control pad/mat to strip mud from tires prior to vehicles leaving the construction 
site to prevent spreading of noxious weeds. 

The channels of many of the major streams are not stable and undergo substantial 
shifts in alignment during flood events. Upstream development increases the 
magnitude and frequency of local flooding.  Floods that exceed the computed 100-
year storm do regularly occur. The Conservation District does not support 
development proposals that are located in or near drainages or development that 
disturbs wetlands.  The District comments the applicant for preserving 173.9 acres 
for parks and the riparian reserve along East Plum Creek. 

Silt fences or other forms of erosion barriers need to be planned and installed as a 
temporary sediment control device used on construction sites to protect water 
quality. 

The Douglas County Conservation District strongly recommends that Low Impact 
Development (LID) techniques be implemented for economic and conservation 
benefits. 

Thank you for the opportunity to respond. 

Page                                                           2
Pine Canyon Planned Development Rezoning & Water Appeal 
Project File: ZR2020-010 & MI2020-009 
Board of County Commissioners Staff Report Attachment C - Page 65 of 131



8QLWHG�6WDWHV
'HSDUWPHQW�RI
$JULFXOWXUH

$�SURGXFW�RI�WKH�1DWLRQDO
&RRSHUDWLYH�6RLO�6XUYH\�
D�MRLQW�HIIRUW�RI�WKH�8QLWHG
6WDWHV�'HSDUWPHQW�RI
$JULFXOWXUH�DQG�RWKHU
)HGHUDO�DJHQFLHV��6WDWH
DJHQFLHV�LQFOXGLQJ�WKH
$JULFXOWXUDO�([SHULPHQW
6WDWLRQV��DQG�ORFDO
SDUWLFLSDQWV

&XVWRP�6RLO�5HVRXUFH�
5HSRUW�IRU

&DVWOH�5RFN�
$UHD��&RORUDGR
=5��������

1DWXUDO
5HVRXUFHV
&RQVHUYDWLRQ
6HUYLFH

0DUFK���������Pine Canyon Planned Development Rezoning & Water Appeal 
Project File: ZR2020-010 & MI2020-009 
Board of County Commissioners Staff Report Attachment C - Page 66 of 131



3UHIDFH
6RLO�VXUYH\V�FRQWDLQ�LQIRUPDWLRQ�WKDW�DIIHFWV�ODQG�XVH�SODQQLQJ�LQ�VXUYH\�DUHDV��
7KH\�KLJKOLJKW�VRLO�OLPLWDWLRQV�WKDW�DIIHFW�YDULRXV�ODQG�XVHV�DQG�SURYLGH�LQIRUPDWLRQ�
DERXW�WKH�SURSHUWLHV�RI�WKH�VRLOV�LQ�WKH�VXUYH\�DUHDV��6RLO�VXUYH\V�DUH�GHVLJQHG�IRU�
PDQ\�GLIIHUHQW�XVHUV��LQFOXGLQJ�IDUPHUV��UDQFKHUV��IRUHVWHUV��DJURQRPLVWV��XUEDQ�
SODQQHUV��FRPPXQLW\�RIILFLDOV��HQJLQHHUV��GHYHORSHUV��EXLOGHUV��DQG�KRPH�EX\HUV��
$OVR��FRQVHUYDWLRQLVWV��WHDFKHUV��VWXGHQWV��DQG�VSHFLDOLVWV�LQ�UHFUHDWLRQ��ZDVWH�
GLVSRVDO��DQG�SROOXWLRQ�FRQWURO�FDQ�XVH�WKH�VXUYH\V�WR�KHOS�WKHP�XQGHUVWDQG��
SURWHFW��RU�HQKDQFH�WKH�HQYLURQPHQW�

9DULRXV�ODQG�XVH�UHJXODWLRQV�RI�)HGHUDO��6WDWH��DQG�ORFDO�JRYHUQPHQWV�PD\�LPSRVH�
VSHFLDO�UHVWULFWLRQV�RQ�ODQG�XVH�RU�ODQG�WUHDWPHQW��6RLO�VXUYH\V�LGHQWLI\�VRLO�
SURSHUWLHV�WKDW�DUH�XVHG�LQ�PDNLQJ�YDULRXV�ODQG�XVH�RU�ODQG�WUHDWPHQW�GHFLVLRQV��
7KH�LQIRUPDWLRQ�LV�LQWHQGHG�WR�KHOS�WKH�ODQG�XVHUV�LGHQWLI\�DQG�UHGXFH�WKH�HIIHFWV�RI�
VRLO�OLPLWDWLRQV�RQ�YDULRXV�ODQG�XVHV��7KH�ODQGRZQHU�RU�XVHU�LV�UHVSRQVLEOH�IRU�
LGHQWLI\LQJ�DQG�FRPSO\LQJ�ZLWK�H[LVWLQJ�ODZV�DQG�UHJXODWLRQV�

$OWKRXJK�VRLO�VXUYH\�LQIRUPDWLRQ�FDQ�EH�XVHG�IRU�JHQHUDO�IDUP��ORFDO��DQG�ZLGHU�DUHD�
SODQQLQJ��RQVLWH�LQYHVWLJDWLRQ�LV�QHHGHG�WR�VXSSOHPHQW�WKLV�LQIRUPDWLRQ�LQ�VRPH�
FDVHV��([DPSOHV�LQFOXGH�VRLO�TXDOLW\�DVVHVVPHQWV��KWWS���ZZZ�QUFV�XVGD�JRY�ZSV�
SRUWDO�QUFV�PDLQ�VRLOV�KHDOWK���DQG�FHUWDLQ�FRQVHUYDWLRQ�DQG�HQJLQHHULQJ�
DSSOLFDWLRQV��)RU�PRUH�GHWDLOHG�LQIRUPDWLRQ��FRQWDFW�\RXU�ORFDO�86'$�6HUYLFH�&HQWHU�
�KWWSV���RIILFHV�VF�HJRY�XVGD�JRY�ORFDWRU�DSS"DJHQF\ QUFV��RU�\RXU�15&6�6WDWH�6RLO�
6FLHQWLVW��KWWS���ZZZ�QUFV�XVGD�JRY�ZSV�SRUWDO�QUFV�GHWDLO�VRLOV�FRQWDFWXV�"
FLG QUFV���S�B��������

*UHDW�GLIIHUHQFHV�LQ�VRLO�SURSHUWLHV�FDQ�RFFXU�ZLWKLQ�VKRUW�GLVWDQFHV��6RPH�VRLOV�DUH�
VHDVRQDOO\�ZHW�RU�VXEMHFW�WR�IORRGLQJ��6RPH�DUH�WRR�XQVWDEOH�WR�EH�XVHG�DV�D�
IRXQGDWLRQ�IRU�EXLOGLQJV�RU�URDGV��&OD\H\�RU�ZHW�VRLOV�DUH�SRRUO\�VXLWHG�WR�XVH�DV�
VHSWLF�WDQN�DEVRUSWLRQ�ILHOGV��$�KLJK�ZDWHU�WDEOH�PDNHV�D�VRLO�SRRUO\�VXLWHG�WR�
EDVHPHQWV�RU�XQGHUJURXQG�LQVWDOODWLRQV�

7KH�1DWLRQDO�&RRSHUDWLYH�6RLO�6XUYH\�LV�D�MRLQW�HIIRUW�RI�WKH�8QLWHG�6WDWHV�
'HSDUWPHQW�RI�$JULFXOWXUH�DQG�RWKHU�)HGHUDO�DJHQFLHV��6WDWH�DJHQFLHV�LQFOXGLQJ�WKH�
$JULFXOWXUDO�([SHULPHQW�6WDWLRQV��DQG�ORFDO�DJHQFLHV��7KH�1DWXUDO�5HVRXUFHV�
&RQVHUYDWLRQ�6HUYLFH��15&6��KDV�OHDGHUVKLS�IRU�WKH�)HGHUDO�SDUW�RI�WKH�1DWLRQDO�
&RRSHUDWLYH�6RLO�6XUYH\�

,QIRUPDWLRQ�DERXW�VRLOV�LV�XSGDWHG�SHULRGLFDOO\��8SGDWHG�LQIRUPDWLRQ�LV�DYDLODEOH�
WKURXJK�WKH�15&6�:HE�6RLO�6XUYH\��WKH�VLWH�IRU�RIILFLDO�VRLO�VXUYH\�LQIRUPDWLRQ�

7KH�8�6��'HSDUWPHQW�RI�$JULFXOWXUH��86'$��SURKLELWV�GLVFULPLQDWLRQ�LQ�DOO�LWV�
SURJUDPV�DQG�DFWLYLWLHV�RQ�WKH�EDVLV�RI�UDFH��FRORU��QDWLRQDO�RULJLQ��DJH��GLVDELOLW\��
DQG�ZKHUH�DSSOLFDEOH��VH[��PDULWDO�VWDWXV��IDPLOLDO�VWDWXV��SDUHQWDO�VWDWXV��UHOLJLRQ��
VH[XDO�RULHQWDWLRQ��JHQHWLF�LQIRUPDWLRQ��SROLWLFDO�EHOLHIV��UHSULVDO��RU�EHFDXVH�DOO�RU�D�
SDUW�RI�DQ�LQGLYLGXDO
V�LQFRPH�LV�GHULYHG�IURP�DQ\�SXEOLF�DVVLVWDQFH�SURJUDP���1RW�
DOO�SURKLELWHG�EDVHV�DSSO\�WR�DOO�SURJUDPV���3HUVRQV�ZLWK�GLVDELOLWLHV�ZKR�UHTXLUH�
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http://www.nrcs.usda.gov/wps/portal/nrcs/main/soils/health/
http://www.nrcs.usda.gov/wps/portal/nrcs/main/soils/health/
https://offices.sc.egov.usda.gov/locator/app?agency=nrcs
http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?cid=nrcs142p2_053951
http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?cid=nrcs142p2_053951


DOWHUQDWLYH�PHDQV�IRU�FRPPXQLFDWLRQ�RI�SURJUDP�LQIRUPDWLRQ��%UDLOOH��ODUJH�SULQW��
DXGLRWDSH��HWF���VKRXOG�FRQWDFW�86'$
V�7$5*(7�&HQWHU�DW�����������������YRLFH�
DQG�7''���7R�ILOH�D�FRPSODLQW�RI�GLVFULPLQDWLRQ��ZULWH�WR�86'$��'LUHFWRU��2IILFH�RI�
&LYLO�5LJKWV�������,QGHSHQGHQFH�$YHQXH��6�:���:DVKLQJWRQ��'�&�������������RU�
FDOO�����������������YRLFH��RU�����������������7''���86'$�LV�DQ�HTXDO�RSSRUWXQLW\�
SURYLGHU�DQG�HPSOR\HU�
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&RQWHQWV
3UHIDFH�������������������������������������������������������������������������������������������������������������������� �
+RZ�6RLO�6XUYH\V�$UH�0DGH�����������������������������������������������������������������������������������
6RLO�0DS������������������������������������������������������������������������������������������������������������������ �
6RLO�0DS�����������������������������������������������������������������������������������������������������������������
/HJHQG������������������������������������������������������������������������������������������������������������������
0DS�8QLW�/HJHQG������������������������������������������������������������������������������������������������ ��
0DS�8QLW�'HVFULSWLRQV�������������������������������������������������������������������������������������������
&DVWOH�5RFN�$UHD��&RORUDGR��������������������������������������������������������������������������� ��
%R²%ODNHODQG�2UVD�DVVRFLDWLRQ����WR���SHUFHQW�VORSHV����������������������������� ��
%U%²%UHVVHU�VDQG\�ORDP��FRRO����WR���SHUFHQW�VORSHV������������������������������� ��
%U'²%UHVVHU�VDQG\�ORDP��FRRO����WR���SHUFHQW�VORSHV���������������������������������
%W(²%UHVVHU�7UXFNWRQ�VDQG\�ORDPV����WR����SHUFHQW�VORSHV�����������������������
)R'²)RQGLV�FOD\�ORDP����WR���SHUFHQW�VORSHV����������������������������������������������
)X²)RQGLV�.XWFK�DVVRFLDWLRQ�������������������������������������������������������������������� ��
.W(².XWFK�VDQG\�ORDP����WR����SHUFHQW�VORSHV����������������������������������������� ��
.Z)².XWFK�1HZOLQ�6WDSOHWRQ�FRPSOH[����WR����SHUFHQW�VORSHV���������������� ��
/R²/RDP\�DOOXYLDO�ODQG������������������������������������������������������������������������������ ��
/Z²/RDP\�ZHW�DOOXYLDO�ODQG����������������������������������������������������������������������� ��
1H(²1HZOLQ�JUDYHOO\�VDQG\�ORDP����WR����SHUFHQW�VORSHV���������������������������
6D²6DPSVRQ�ORDP������������������������������������������������������������������������������������ ��
6H²6DQG\�ZHW�DOOXYLDO�ODQG��������������������������������������������������������������������������
6V(²6WDSOHWRQ�ORDP\�VDQG����WR����SHUFHQW�VORSHV���������������������������������� ��
6Y²6WRQ\�VWHHS�ODQG������������������������������������������������������������������������������������
:²:DWHU������������������������������������������������������������������������������������������������������

6RLO�,QIRUPDWLRQ�IRU�$OO�8VHV���������������������������������������������������������������������������������
6XLWDELOLWLHV�DQG�/LPLWDWLRQV�IRU�8VH����������������������������������������������������������������������
%XLOGLQJ�6LWH�'HYHORSPHQW��������������������������������������������������������������������������������
'ZHOOLQJV�:LWK�%DVHPHQWV��=5����������������������������������������������������������� ��

5HIHUHQFHV��������������������������������������������������������������������������������������������������������������
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+RZ�6RLO�6XUYH\V�$UH�0DGH
6RLO�VXUYH\V�DUH�PDGH�WR�SURYLGH�LQIRUPDWLRQ�DERXW�WKH�VRLOV�DQG�PLVFHOODQHRXV�
DUHDV�LQ�D�VSHFLILF�DUHD��7KH\�LQFOXGH�D�GHVFULSWLRQ�RI�WKH�VRLOV�DQG�PLVFHOODQHRXV�
DUHDV�DQG�WKHLU�ORFDWLRQ�RQ�WKH�ODQGVFDSH�DQG�WDEOHV�WKDW�VKRZ�VRLO�SURSHUWLHV�DQG�
OLPLWDWLRQV�DIIHFWLQJ�YDULRXV�XVHV��6RLO�VFLHQWLVWV�REVHUYHG�WKH�VWHHSQHVV��OHQJWK��
DQG�VKDSH�RI�WKH�VORSHV��WKH�JHQHUDO�SDWWHUQ�RI�GUDLQDJH��WKH�NLQGV�RI�FURSV�DQG�
QDWLYH�SODQWV��DQG�WKH�NLQGV�RI�EHGURFN��7KH\�REVHUYHG�DQG�GHVFULEHG�PDQ\�VRLO�
SURILOHV��$�VRLO�SURILOH�LV�WKH�VHTXHQFH�RI�QDWXUDO�OD\HUV��RU�KRUL]RQV��LQ�D�VRLO��7KH�
SURILOH�H[WHQGV�IURP�WKH�VXUIDFH�GRZQ�LQWR�WKH�XQFRQVROLGDWHG�PDWHULDO�LQ�ZKLFK�WKH�
VRLO�IRUPHG�RU�IURP�WKH�VXUIDFH�GRZQ�WR�EHGURFN��7KH�XQFRQVROLGDWHG�PDWHULDO�LV�
GHYRLG�RI�URRWV�DQG�RWKHU�OLYLQJ�RUJDQLVPV�DQG�KDV�QRW�EHHQ�FKDQJHG�E\�RWKHU�
ELRORJLFDO�DFWLYLW\�

&XUUHQWO\��VRLOV�DUH�PDSSHG�DFFRUGLQJ�WR�WKH�ERXQGDULHV�RI�PDMRU�ODQG�UHVRXUFH�
DUHDV��0/5$V���0/5$V�DUH�JHRJUDSKLFDOO\�DVVRFLDWHG�ODQG�UHVRXUFH�XQLWV�WKDW�
VKDUH�FRPPRQ�FKDUDFWHULVWLFV�UHODWHG�WR�SK\VLRJUDSK\��JHRORJ\��FOLPDWH��ZDWHU�
UHVRXUFHV��VRLOV��ELRORJLFDO�UHVRXUFHV��DQG�ODQG�XVHV��86'$���������6RLO�VXUYH\�
DUHDV�W\SLFDOO\�FRQVLVW�RI�SDUWV�RI�RQH�RU�PRUH�0/5$�

7KH�VRLOV�DQG�PLVFHOODQHRXV�DUHDV�LQ�D�VXUYH\�DUHD�RFFXU�LQ�DQ�RUGHUO\�SDWWHUQ�WKDW�
LV�UHODWHG�WR�WKH�JHRORJ\��ODQGIRUPV��UHOLHI��FOLPDWH��DQG�QDWXUDO�YHJHWDWLRQ�RI�WKH�
DUHD��(DFK�NLQG�RI�VRLO�DQG�PLVFHOODQHRXV�DUHD�LV�DVVRFLDWHG�ZLWK�D�SDUWLFXODU�NLQG�
RI�ODQGIRUP�RU�ZLWK�D�VHJPHQW�RI�WKH�ODQGIRUP��%\�REVHUYLQJ�WKH�VRLOV�DQG�
PLVFHOODQHRXV�DUHDV�LQ�WKH�VXUYH\�DUHD�DQG�UHODWLQJ�WKHLU�SRVLWLRQ�WR�VSHFLILF�
VHJPHQWV�RI�WKH�ODQGIRUP��D�VRLO�VFLHQWLVW�GHYHORSV�D�FRQFHSW��RU�PRGHO��RI�KRZ�WKH\�
ZHUH�IRUPHG��7KXV��GXULQJ�PDSSLQJ��WKLV�PRGHO�HQDEOHV�WKH�VRLO�VFLHQWLVW�WR�SUHGLFW�
ZLWK�D�FRQVLGHUDEOH�GHJUHH�RI�DFFXUDF\�WKH�NLQG�RI�VRLO�RU�PLVFHOODQHRXV�DUHD�DW�D�
VSHFLILF�ORFDWLRQ�RQ�WKH�ODQGVFDSH�

&RPPRQO\��LQGLYLGXDO�VRLOV�RQ�WKH�ODQGVFDSH�PHUJH�LQWR�RQH�DQRWKHU�DV�WKHLU�
FKDUDFWHULVWLFV�JUDGXDOO\�FKDQJH��7R�FRQVWUXFW�DQ�DFFXUDWH�VRLO�PDS��KRZHYHU��VRLO�
VFLHQWLVWV�PXVW�GHWHUPLQH�WKH�ERXQGDULHV�EHWZHHQ�WKH�VRLOV��7KH\�FDQ�REVHUYH�RQO\�
D�OLPLWHG�QXPEHU�RI�VRLO�SURILOHV��1HYHUWKHOHVV��WKHVH�REVHUYDWLRQV��VXSSOHPHQWHG�
E\�DQ�XQGHUVWDQGLQJ�RI�WKH�VRLO�YHJHWDWLRQ�ODQGVFDSH�UHODWLRQVKLS��DUH�VXIILFLHQW�WR�
YHULI\�SUHGLFWLRQV�RI�WKH�NLQGV�RI�VRLO�LQ�DQ�DUHD�DQG�WR�GHWHUPLQH�WKH�ERXQGDULHV�

6RLO�VFLHQWLVWV�UHFRUGHG�WKH�FKDUDFWHULVWLFV�RI�WKH�VRLO�SURILOHV�WKDW�WKH\�VWXGLHG��7KH\�
QRWHG�VRLO�FRORU��WH[WXUH��VL]H�DQG�VKDSH�RI�VRLO�DJJUHJDWHV��NLQG�DQG�DPRXQW�RI�URFN�
IUDJPHQWV��GLVWULEXWLRQ�RI�SODQW�URRWV��UHDFWLRQ��DQG�RWKHU�IHDWXUHV�WKDW�HQDEOH�WKHP�
WR�LGHQWLI\�VRLOV��$IWHU�GHVFULELQJ�WKH�VRLOV�LQ�WKH�VXUYH\�DUHD�DQG�GHWHUPLQLQJ�WKHLU�
SURSHUWLHV��WKH�VRLO�VFLHQWLVWV�DVVLJQHG�WKH�VRLOV�WR�WD[RQRPLF�FODVVHV��XQLWV���
7D[RQRPLF�FODVVHV�DUH�FRQFHSWV��(DFK�WD[RQRPLF�FODVV�KDV�D�VHW�RI�VRLO�
FKDUDFWHULVWLFV�ZLWK�SUHFLVHO\�GHILQHG�OLPLWV��7KH�FODVVHV�DUH�XVHG�DV�D�EDVLV�IRU�
FRPSDULVRQ�WR�FODVVLI\�VRLOV�V\VWHPDWLFDOO\��6RLO�WD[RQRP\��WKH�V\VWHP�RI�WD[RQRPLF�
FODVVLILFDWLRQ�XVHG�LQ�WKH�8QLWHG�6WDWHV��LV�EDVHG�PDLQO\�RQ�WKH�NLQG�DQG�FKDUDFWHU�
RI�VRLO�SURSHUWLHV�DQG�WKH�DUUDQJHPHQW�RI�KRUL]RQV�ZLWKLQ�WKH�SURILOH��$IWHU�WKH�VRLO�
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VFLHQWLVWV�FODVVLILHG�DQG�QDPHG�WKH�VRLOV�LQ�WKH�VXUYH\�DUHD��WKH\�FRPSDUHG�WKH�
LQGLYLGXDO�VRLOV�ZLWK�VLPLODU�VRLOV�LQ�WKH�VDPH�WD[RQRPLF�FODVV�LQ�RWKHU�DUHDV�VR�WKDW�
WKH\�FRXOG�FRQILUP�GDWD�DQG�DVVHPEOH�DGGLWLRQDO�GDWD�EDVHG�RQ�H[SHULHQFH�DQG�
UHVHDUFK�

7KH�REMHFWLYH�RI�VRLO�PDSSLQJ�LV�QRW�WR�GHOLQHDWH�SXUH�PDS�XQLW�FRPSRQHQWV��WKH�
REMHFWLYH�LV�WR�VHSDUDWH�WKH�ODQGVFDSH�LQWR�ODQGIRUPV�RU�ODQGIRUP�VHJPHQWV�WKDW�
KDYH�VLPLODU�XVH�DQG�PDQDJHPHQW�UHTXLUHPHQWV��(DFK�PDS�XQLW�LV�GHILQHG�E\�D�
XQLTXH�FRPELQDWLRQ�RI�VRLO�FRPSRQHQWV�DQG�RU�PLVFHOODQHRXV�DUHDV�LQ�SUHGLFWDEOH�
SURSRUWLRQV��6RPH�FRPSRQHQWV�PD\�EH�KLJKO\�FRQWUDVWLQJ�WR�WKH�RWKHU�FRPSRQHQWV�
RI�WKH�PDS�XQLW��7KH�SUHVHQFH�RI�PLQRU�FRPSRQHQWV�LQ�D�PDS�XQLW�LQ�QR�ZD\�
GLPLQLVKHV�WKH�XVHIXOQHVV�RU�DFFXUDF\�RI�WKH�GDWD��7KH�GHOLQHDWLRQ�RI�VXFK�
ODQGIRUPV�DQG�ODQGIRUP�VHJPHQWV�RQ�WKH�PDS�SURYLGHV�VXIILFLHQW�LQIRUPDWLRQ�IRU�WKH�
GHYHORSPHQW�RI�UHVRXUFH�SODQV��,I�LQWHQVLYH�XVH�RI�VPDOO�DUHDV�LV�SODQQHG��RQVLWH�
LQYHVWLJDWLRQ�LV�QHHGHG�WR�GHILQH�DQG�ORFDWH�WKH�VRLOV�DQG�PLVFHOODQHRXV�DUHDV�

6RLO�VFLHQWLVWV�PDNH�PDQ\�ILHOG�REVHUYDWLRQV�LQ�WKH�SURFHVV�RI�SURGXFLQJ�D�VRLO�PDS��
7KH�IUHTXHQF\�RI�REVHUYDWLRQ�LV�GHSHQGHQW�XSRQ�VHYHUDO�IDFWRUV��LQFOXGLQJ�VFDOH�RI�
PDSSLQJ��LQWHQVLW\�RI�PDSSLQJ��GHVLJQ�RI�PDS�XQLWV��FRPSOH[LW\�RI�WKH�ODQGVFDSH��
DQG�H[SHULHQFH�RI�WKH�VRLO�VFLHQWLVW��2EVHUYDWLRQV�DUH�PDGH�WR�WHVW�DQG�UHILQH�WKH�
VRLO�ODQGVFDSH�PRGHO�DQG�SUHGLFWLRQV�DQG�WR�YHULI\�WKH�FODVVLILFDWLRQ�RI�WKH�VRLOV�DW�
VSHFLILF�ORFDWLRQV��2QFH�WKH�VRLO�ODQGVFDSH�PRGHO�LV�UHILQHG��D�VLJQLILFDQWO\�VPDOOHU�
QXPEHU�RI�PHDVXUHPHQWV�RI�LQGLYLGXDO�VRLO�SURSHUWLHV�DUH�PDGH�DQG�UHFRUGHG��
7KHVH�PHDVXUHPHQWV�PD\�LQFOXGH�ILHOG�PHDVXUHPHQWV��VXFK�DV�WKRVH�IRU�FRORU��
GHSWK�WR�EHGURFN��DQG�WH[WXUH��DQG�ODERUDWRU\�PHDVXUHPHQWV��VXFK�DV�WKRVH�IRU�
FRQWHQW�RI�VDQG��VLOW��FOD\��VDOW��DQG�RWKHU�FRPSRQHQWV��3URSHUWLHV�RI�HDFK�VRLO�
W\SLFDOO\�YDU\�IURP�RQH�SRLQW�WR�DQRWKHU�DFURVV�WKH�ODQGVFDSH�

2EVHUYDWLRQV�IRU�PDS�XQLW�FRPSRQHQWV�DUH�DJJUHJDWHG�WR�GHYHORS�UDQJHV�RI�
FKDUDFWHULVWLFV�IRU�WKH�FRPSRQHQWV��7KH�DJJUHJDWHG�YDOXHV�DUH�SUHVHQWHG��'LUHFW�
PHDVXUHPHQWV�GR�QRW�H[LVW�IRU�HYHU\�SURSHUW\�SUHVHQWHG�IRU�HYHU\�PDS�XQLW�
FRPSRQHQW��9DOXHV�IRU�VRPH�SURSHUWLHV�DUH�HVWLPDWHG�IURP�FRPELQDWLRQV�RI�RWKHU�
SURSHUWLHV�

:KLOH�D�VRLO�VXUYH\�LV�LQ�SURJUHVV��VDPSOHV�RI�VRPH�RI�WKH�VRLOV�LQ�WKH�DUHD�JHQHUDOO\�
DUH�FROOHFWHG�IRU�ODERUDWRU\�DQDO\VHV�DQG�IRU�HQJLQHHULQJ�WHVWV��6RLO�VFLHQWLVWV�
LQWHUSUHW�WKH�GDWD�IURP�WKHVH�DQDO\VHV�DQG�WHVWV�DV�ZHOO�DV�WKH�ILHOG�REVHUYHG�
FKDUDFWHULVWLFV�DQG�WKH�VRLO�SURSHUWLHV�WR�GHWHUPLQH�WKH�H[SHFWHG�EHKDYLRU�RI�WKH�
VRLOV�XQGHU�GLIIHUHQW�XVHV��,QWHUSUHWDWLRQV�IRU�DOO�RI�WKH�VRLOV�DUH�ILHOG�WHVWHG�WKURXJK�
REVHUYDWLRQ�RI�WKH�VRLOV�LQ�GLIIHUHQW�XVHV�DQG�XQGHU�GLIIHUHQW�OHYHOV�RI�PDQDJHPHQW��
6RPH�LQWHUSUHWDWLRQV�DUH�PRGLILHG�WR�ILW�ORFDO�FRQGLWLRQV��DQG�VRPH�QHZ�
LQWHUSUHWDWLRQV�DUH�GHYHORSHG�WR�PHHW�ORFDO�QHHGV��'DWD�DUH�DVVHPEOHG�IURP�RWKHU�
VRXUFHV��VXFK�DV�UHVHDUFK�LQIRUPDWLRQ��SURGXFWLRQ�UHFRUGV��DQG�ILHOG�H[SHULHQFH�RI�
VSHFLDOLVWV��)RU�H[DPSOH��GDWD�RQ�FURS�\LHOGV�XQGHU�GHILQHG�OHYHOV�RI�PDQDJHPHQW�
DUH�DVVHPEOHG�IURP�IDUP�UHFRUGV�DQG�IURP�ILHOG�RU�SORW�H[SHULPHQWV�RQ�WKH�VDPH�
NLQGV�RI�VRLO�

3UHGLFWLRQV�DERXW�VRLO�EHKDYLRU�DUH�EDVHG�QRW�RQO\�RQ�VRLO�SURSHUWLHV�EXW�DOVR�RQ�
VXFK�YDULDEOHV�DV�FOLPDWH�DQG�ELRORJLFDO�DFWLYLW\��6RLO�FRQGLWLRQV�DUH�SUHGLFWDEOH�RYHU�
ORQJ�SHULRGV�RI�WLPH��EXW�WKH\�DUH�QRW�SUHGLFWDEOH�IURP�\HDU�WR�\HDU��)RU�H[DPSOH��
VRLO�VFLHQWLVWV�FDQ�SUHGLFW�ZLWK�D�IDLUO\�KLJK�GHJUHH�RI�DFFXUDF\�WKDW�D�JLYHQ�VRLO�ZLOO�
KDYH�D�KLJK�ZDWHU�WDEOH�ZLWKLQ�FHUWDLQ�GHSWKV�LQ�PRVW�\HDUV��EXW�WKH\�FDQQRW�SUHGLFW�
WKDW�D�KLJK�ZDWHU�WDEOH�ZLOO�DOZD\V�EH�DW�D�VSHFLILF�OHYHO�LQ�WKH�VRLO�RQ�D�VSHFLILF�GDWH�

$IWHU�VRLO�VFLHQWLVWV�ORFDWHG�DQG�LGHQWLILHG�WKH�VLJQLILFDQW�QDWXUDO�ERGLHV�RI�VRLO�LQ�WKH�
VXUYH\�DUHD��WKH\�GUHZ�WKH�ERXQGDULHV�RI�WKHVH�ERGLHV�RQ�DHULDO�SKRWRJUDSKV�DQG�

&XVWRP�6RLO�5HVRXUFH�5HSRUW
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LGHQWLILHG�HDFK�DV�D�VSHFLILF�PDS�XQLW��$HULDO�SKRWRJUDSKV�VKRZ�WUHHV��EXLOGLQJV��
ILHOGV��URDGV��DQG�ULYHUV��DOO�RI�ZKLFK�KHOS�LQ�ORFDWLQJ�ERXQGDULHV�DFFXUDWHO\�

&XVWRP�6RLO�5HVRXUFH�5HSRUW
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6RLO�0DS
7KH�VRLO�PDS�VHFWLRQ�LQFOXGHV�WKH�VRLO�PDS�IRU�WKH�GHILQHG�DUHD�RI�LQWHUHVW��D�OLVW�RI�
VRLO�PDS�XQLWV�RQ�WKH�PDS�DQG�H[WHQW�RI�HDFK�PDS�XQLW��DQG�FDUWRJUDSKLF�V\PEROV�
GLVSOD\HG�RQ�WKH�PDS��$OVR�SUHVHQWHG�DUH�YDULRXV�PHWDGDWD�DERXW�GDWD�XVHG�WR�
SURGXFH�WKH�PDS��DQG�D�GHVFULSWLRQ�RI�HDFK�VRLO�PDS�XQLW�

�
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&XVWRP�6RLO�5HVRXUFH�5HSRUW
6RLO�0DS
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0DS�SURMHFWLRQ��:HE�0HUFDWRU���&RUQHU�FRRUGLQDWHV��:*6�����(GJH�WLFV��870�=RQH���1�:*6��
� ���� ���� ���� ����

)HHW
� ��� ��� ���� ����

0HWHUV
0DS�6FDOH�����������LI�SULQWHG�RQ�$�ODQGVFDSH������[�������VKHHW�
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0$3�/(*(1' 0$3�,1)250$7,21

$UHD�RI�,QWHUHVW��$2,�
$UHD�RI�,QWHUHVW��$2,�

6RLOV
6RLO�0DS�8QLW�3RO\JRQV

6RLO�0DS�8QLW�/LQHV

6RLO�0DS�8QLW�3RLQWV

6SHFLDO�3RLQW�)HDWXUHV
%ORZRXW

%RUURZ�3LW

&OD\�6SRW

&ORVHG�'HSUHVVLRQ

*UDYHO�3LW

*UDYHOO\�6SRW

/DQGILOO

/DYD�)ORZ

0DUVK�RU�VZDPS

0LQH�RU�4XDUU\

0LVFHOODQHRXV�:DWHU

3HUHQQLDO�:DWHU

5RFN�2XWFURS

6DOLQH�6SRW

6DQG\�6SRW

6HYHUHO\�(URGHG�6SRW

6LQNKROH

6OLGH�RU�6OLS

6RGLF�6SRW

6SRLO�$UHD

6WRQ\�6SRW

9HU\�6WRQ\�6SRW

:HW�6SRW

2WKHU

6SHFLDO�/LQH�)HDWXUHV

:DWHU�)HDWXUHV
6WUHDPV�DQG�&DQDOV

7UDQVSRUWDWLRQ
5DLOV

,QWHUVWDWH�+LJKZD\V

86�5RXWHV

0DMRU�5RDGV

/RFDO�5RDGV

%DFNJURXQG
$HULDO�3KRWRJUDSK\

7KH�VRLO�VXUYH\V�WKDW�FRPSULVH�\RXU�$2,�ZHUH�PDSSHG�DW�
���������

3OHDVH�UHO\�RQ�WKH�EDU�VFDOH�RQ�HDFK�PDS�VKHHW�IRU�PDS�
PHDVXUHPHQWV�

6RXUFH�RI�0DS�� 1DWXUDO�5HVRXUFHV�&RQVHUYDWLRQ�6HUYLFH
:HE�6RLO�6XUYH\�85/��
&RRUGLQDWH�6\VWHP�� :HE�0HUFDWRU��(36*������

0DSV�IURP�WKH�:HE�6RLO�6XUYH\�DUH�EDVHG�RQ�WKH�:HE�0HUFDWRU�
SURMHFWLRQ��ZKLFK�SUHVHUYHV�GLUHFWLRQ�DQG�VKDSH�EXW�GLVWRUWV�
GLVWDQFH�DQG�DUHD��$�SURMHFWLRQ�WKDW�SUHVHUYHV�DUHD��VXFK�DV�WKH�
$OEHUV�HTXDO�DUHD�FRQLF�SURMHFWLRQ��VKRXOG�EH�XVHG�LI�PRUH�
DFFXUDWH�FDOFXODWLRQV�RI�GLVWDQFH�RU�DUHD�DUH�UHTXLUHG�

7KLV�SURGXFW�LV�JHQHUDWHG�IURP�WKH�86'$�15&6�FHUWLILHG�GDWD�DV�
RI�WKH�YHUVLRQ�GDWH�V��OLVWHG�EHORZ�

6RLO�6XUYH\�$UHD�� &DVWOH�5RFN�$UHD��&RORUDGR
6XUYH\�$UHD�'DWD�� 9HUVLRQ�����6HS��������

6RLO�PDS�XQLWV�DUH�ODEHOHG��DV�VSDFH�DOORZV��IRU�PDS�VFDOHV�
���������RU�ODUJHU�

'DWH�V��DHULDO�LPDJHV�ZHUH�SKRWRJUDSKHG�� -XQ��������²-XQ�����
����

7KH�RUWKRSKRWR�RU�RWKHU�EDVH�PDS�RQ�ZKLFK�WKH�VRLO�OLQHV�ZHUH�
FRPSLOHG�DQG�GLJLWL]HG�SUREDEO\�GLIIHUV�IURP�WKH�EDFNJURXQG�
LPDJHU\�GLVSOD\HG�RQ�WKHVH�PDSV��$V�D�UHVXOW��VRPH�PLQRU�
VKLIWLQJ�RI�PDS�XQLW�ERXQGDULHV�PD\�EH�HYLGHQW�
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0DS�8QLW�/HJHQG

0DS�8QLW�6\PERO 0DS�8QLW�1DPH $FUHV�LQ�$2, 3HUFHQW�RI�$2,

%R %ODNHODQG�2UVD�DVVRFLDWLRQ����
WR���SHUFHQW�VORSHV

���� ����

%U% %UHVVHU�VDQG\�ORDP��FRRO����WR�
��SHUFHQW�VORSHV

����� �����

%U' %UHVVHU�VDQG\�ORDP��FRRO����WR�
��SHUFHQW�VORSHV

���� ����

%W( %UHVVHU�7UXFNWRQ�VDQG\�ORDPV��
��WR����SHUFHQW�VORSHV

����� ����

)R' )RQGLV�FOD\�ORDP����WR���SHUFHQW�
VORSHV

���� ����

)X )RQGLV�.XWFK�DVVRFLDWLRQ ���� ����

.W( .XWFK�VDQG\�ORDP����WR����
SHUFHQW�VORSHV

����� �����

.Z) .XWFK�1HZOLQ�6WDSOHWRQ�
FRPSOH[����WR����SHUFHQW�
VORSHV

����� �����

/R /RDP\�DOOXYLDO�ODQG ��� ����

/Z /RDP\�ZHW�DOOXYLDO�ODQG ��� ����

1H( 1HZOLQ�JUDYHOO\�VDQG\�ORDP����
WR����SHUFHQW�VORSHV

���� ����

6D 6DPSVRQ�ORDP ���� ����

6H 6DQG\�ZHW�DOOXYLDO�ODQG ����� ����

6V( 6WDSOHWRQ�ORDP\�VDQG����WR����
SHUFHQW�VORSHV

���� ����

6Y 6WRQ\�VWHHS�ODQG ��� ����

: :DWHU ��� ����

7RWDOV�IRU�$UHD�RI�,QWHUHVW ������� ������

0DS�8QLW�'HVFULSWLRQV
7KH�PDS�XQLWV�GHOLQHDWHG�RQ�WKH�GHWDLOHG�VRLO�PDSV�LQ�D�VRLO�VXUYH\�UHSUHVHQW�WKH�
VRLOV�RU�PLVFHOODQHRXV�DUHDV�LQ�WKH�VXUYH\�DUHD��7KH�PDS�XQLW�GHVFULSWLRQV��DORQJ�
ZLWK�WKH�PDSV��FDQ�EH�XVHG�WR�GHWHUPLQH�WKH�FRPSRVLWLRQ�DQG�SURSHUWLHV�RI�D�XQLW�

$�PDS�XQLW�GHOLQHDWLRQ�RQ�D�VRLO�PDS�UHSUHVHQWV�DQ�DUHD�GRPLQDWHG�E\�RQH�RU�PRUH�
PDMRU�NLQGV�RI�VRLO�RU�PLVFHOODQHRXV�DUHDV��$�PDS�XQLW�LV�LGHQWLILHG�DQG�QDPHG�
DFFRUGLQJ�WR�WKH�WD[RQRPLF�FODVVLILFDWLRQ�RI�WKH�GRPLQDQW�VRLOV��:LWKLQ�D�WD[RQRPLF�
FODVV�WKHUH�DUH�SUHFLVHO\�GHILQHG�OLPLWV�IRU�WKH�SURSHUWLHV�RI�WKH�VRLOV��2Q�WKH�
ODQGVFDSH��KRZHYHU��WKH�VRLOV�DUH�QDWXUDO�SKHQRPHQD��DQG�WKH\�KDYH�WKH�
FKDUDFWHULVWLF�YDULDELOLW\�RI�DOO�QDWXUDO�SKHQRPHQD��7KXV��WKH�UDQJH�RI�VRPH�
REVHUYHG�SURSHUWLHV�PD\�H[WHQG�EH\RQG�WKH�OLPLWV�GHILQHG�IRU�D�WD[RQRPLF�FODVV��
$UHDV�RI�VRLOV�RI�D�VLQJOH�WD[RQRPLF�FODVV�UDUHO\��LI�HYHU��FDQ�EH�PDSSHG�ZLWKRXW�
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LQFOXGLQJ�DUHDV�RI�RWKHU�WD[RQRPLF�FODVVHV��&RQVHTXHQWO\��HYHU\�PDS�XQLW�LV�PDGH�
XS�RI�WKH�VRLOV�RU�PLVFHOODQHRXV�DUHDV�IRU�ZKLFK�LW�LV�QDPHG�DQG�VRPH�PLQRU�
FRPSRQHQWV�WKDW�EHORQJ�WR�WD[RQRPLF�FODVVHV�RWKHU�WKDQ�WKRVH�RI�WKH�PDMRU�VRLOV�

0RVW�PLQRU�VRLOV�KDYH�SURSHUWLHV�VLPLODU�WR�WKRVH�RI�WKH�GRPLQDQW�VRLO�RU�VRLOV�LQ�WKH�
PDS�XQLW��DQG�WKXV�WKH\�GR�QRW�DIIHFW�XVH�DQG�PDQDJHPHQW��7KHVH�DUH�FDOOHG�
QRQFRQWUDVWLQJ��RU�VLPLODU��FRPSRQHQWV��7KH\�PD\�RU�PD\�QRW�EH�PHQWLRQHG�LQ�D�
SDUWLFXODU�PDS�XQLW�GHVFULSWLRQ��2WKHU�PLQRU�FRPSRQHQWV��KRZHYHU��KDYH�SURSHUWLHV�
DQG�EHKDYLRUDO�FKDUDFWHULVWLFV�GLYHUJHQW�HQRXJK�WR�DIIHFW�XVH�RU�WR�UHTXLUH�GLIIHUHQW�
PDQDJHPHQW��7KHVH�DUH�FDOOHG�FRQWUDVWLQJ��RU�GLVVLPLODU��FRPSRQHQWV��7KH\�
JHQHUDOO\�DUH�LQ�VPDOO�DUHDV�DQG�FRXOG�QRW�EH�PDSSHG�VHSDUDWHO\�EHFDXVH�RI�WKH�
VFDOH�XVHG��6RPH�VPDOO�DUHDV�RI�VWURQJO\�FRQWUDVWLQJ�VRLOV�RU�PLVFHOODQHRXV�DUHDV�
DUH�LGHQWLILHG�E\�D�VSHFLDO�V\PERO�RQ�WKH�PDSV��,I�LQFOXGHG�LQ�WKH�GDWDEDVH�IRU�D�
JLYHQ�DUHD��WKH�FRQWUDVWLQJ�PLQRU�FRPSRQHQWV�DUH�LGHQWLILHG�LQ�WKH�PDS�XQLW�
GHVFULSWLRQV�DORQJ�ZLWK�VRPH�FKDUDFWHULVWLFV�RI�HDFK��$�IHZ�DUHDV�RI�PLQRU�
FRPSRQHQWV�PD\�QRW�KDYH�EHHQ�REVHUYHG��DQG�FRQVHTXHQWO\�WKH\�DUH�QRW�
PHQWLRQHG�LQ�WKH�GHVFULSWLRQV��HVSHFLDOO\�ZKHUH�WKH�SDWWHUQ�ZDV�VR�FRPSOH[�WKDW�LW�
ZDV�LPSUDFWLFDO�WR�PDNH�HQRXJK�REVHUYDWLRQV�WR�LGHQWLI\�DOO�WKH�VRLOV�DQG�
PLVFHOODQHRXV�DUHDV�RQ�WKH�ODQGVFDSH�

7KH�SUHVHQFH�RI�PLQRU�FRPSRQHQWV�LQ�D�PDS�XQLW�LQ�QR�ZD\�GLPLQLVKHV�WKH�
XVHIXOQHVV�RU�DFFXUDF\�RI�WKH�GDWD��7KH�REMHFWLYH�RI�PDSSLQJ�LV�QRW�WR�GHOLQHDWH�
SXUH�WD[RQRPLF�FODVVHV�EXW�UDWKHU�WR�VHSDUDWH�WKH�ODQGVFDSH�LQWR�ODQGIRUPV�RU�
ODQGIRUP�VHJPHQWV�WKDW�KDYH�VLPLODU�XVH�DQG�PDQDJHPHQW�UHTXLUHPHQWV��7KH�
GHOLQHDWLRQ�RI�VXFK�VHJPHQWV�RQ�WKH�PDS�SURYLGHV�VXIILFLHQW�LQIRUPDWLRQ�IRU�WKH�
GHYHORSPHQW�RI�UHVRXUFH�SODQV��,I�LQWHQVLYH�XVH�RI�VPDOO�DUHDV�LV�SODQQHG��KRZHYHU��
RQVLWH�LQYHVWLJDWLRQ�LV�QHHGHG�WR�GHILQH�DQG�ORFDWH�WKH�VRLOV�DQG�PLVFHOODQHRXV�
DUHDV�

$Q�LGHQWLI\LQJ�V\PERO�SUHFHGHV�WKH�PDS�XQLW�QDPH�LQ�WKH�PDS�XQLW�GHVFULSWLRQV��
(DFK�GHVFULSWLRQ�LQFOXGHV�JHQHUDO�IDFWV�DERXW�WKH�XQLW�DQG�JLYHV�LPSRUWDQW�VRLO�
SURSHUWLHV�DQG�TXDOLWLHV�

6RLOV�WKDW�KDYH�SURILOHV�WKDW�DUH�DOPRVW�DOLNH�PDNH�XS�D�VRLO�VHULHV��([FHSW�IRU�
GLIIHUHQFHV�LQ�WH[WXUH�RI�WKH�VXUIDFH�OD\HU��DOO�WKH�VRLOV�RI�D�VHULHV�KDYH�PDMRU�
KRUL]RQV�WKDW�DUH�VLPLODU�LQ�FRPSRVLWLRQ��WKLFNQHVV��DQG�DUUDQJHPHQW�

6RLOV�RI�RQH�VHULHV�FDQ�GLIIHU�LQ�WH[WXUH�RI�WKH�VXUIDFH�OD\HU��VORSH��VWRQLQHVV��
VDOLQLW\��GHJUHH�RI�HURVLRQ��DQG�RWKHU�FKDUDFWHULVWLFV�WKDW�DIIHFW�WKHLU�XVH��2Q�WKH�
EDVLV�RI�VXFK�GLIIHUHQFHV��D�VRLO�VHULHV�LV�GLYLGHG�LQWR�VRLO�SKDVHV��0RVW�RI�WKH�DUHDV�
VKRZQ�RQ�WKH�GHWDLOHG�VRLO�PDSV�DUH�SKDVHV�RI�VRLO�VHULHV��7KH�QDPH�RI�D�VRLO�SKDVH�
FRPPRQO\�LQGLFDWHV�D�IHDWXUH�WKDW�DIIHFWV�XVH�RU�PDQDJHPHQW��)RU�H[DPSOH��$OSKD�
VLOW�ORDP����WR���SHUFHQW�VORSHV��LV�D�SKDVH�RI�WKH�$OSKD�VHULHV�

6RPH�PDS�XQLWV�DUH�PDGH�XS�RI�WZR�RU�PRUH�PDMRU�VRLOV�RU�PLVFHOODQHRXV�DUHDV��
7KHVH�PDS�XQLWV�DUH�FRPSOH[HV��DVVRFLDWLRQV��RU�XQGLIIHUHQWLDWHG�JURXSV�

$�FRPSOH[�FRQVLVWV�RI�WZR�RU�PRUH�VRLOV�RU�PLVFHOODQHRXV�DUHDV�LQ�VXFK�DQ�LQWULFDWH�
SDWWHUQ�RU�LQ�VXFK�VPDOO�DUHDV�WKDW�WKH\�FDQQRW�EH�VKRZQ�VHSDUDWHO\�RQ�WKH�PDSV��
7KH�SDWWHUQ�DQG�SURSRUWLRQ�RI�WKH�VRLOV�RU�PLVFHOODQHRXV�DUHDV�DUH�VRPHZKDW�VLPLODU�
LQ�DOO�DUHDV��$OSKD�%HWD�FRPSOH[����WR���SHUFHQW�VORSHV��LV�DQ�H[DPSOH�

$Q�DVVRFLDWLRQ�LV�PDGH�XS�RI�WZR�RU�PRUH�JHRJUDSKLFDOO\�DVVRFLDWHG�VRLOV�RU�
PLVFHOODQHRXV�DUHDV�WKDW�DUH�VKRZQ�DV�RQH�XQLW�RQ�WKH�PDSV��%HFDXVH�RI�SUHVHQW�
RU�DQWLFLSDWHG�XVHV�RI�WKH�PDS�XQLWV�LQ�WKH�VXUYH\�DUHD��LW�ZDV�QRW�FRQVLGHUHG�
SUDFWLFDO�RU�QHFHVVDU\�WR�PDS�WKH�VRLOV�RU�PLVFHOODQHRXV�DUHDV�VHSDUDWHO\��7KH�
SDWWHUQ�DQG�UHODWLYH�SURSRUWLRQ�RI�WKH�VRLOV�RU�PLVFHOODQHRXV�DUHDV�DUH�VRPHZKDW�
VLPLODU��$OSKD�%HWD�DVVRFLDWLRQ����WR���SHUFHQW�VORSHV��LV�DQ�H[DPSOH�
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$Q�XQGLIIHUHQWLDWHG�JURXS�LV�PDGH�XS�RI�WZR�RU�PRUH�VRLOV�RU�PLVFHOODQHRXV�DUHDV�
WKDW�FRXOG�EH�PDSSHG�LQGLYLGXDOO\�EXW�DUH�PDSSHG�DV�RQH�XQLW�EHFDXVH�VLPLODU�
LQWHUSUHWDWLRQV�FDQ�EH�PDGH�IRU�XVH�DQG�PDQDJHPHQW��7KH�SDWWHUQ�DQG�SURSRUWLRQ�
RI�WKH�VRLOV�RU�PLVFHOODQHRXV�DUHDV�LQ�D�PDSSHG�DUHD�DUH�QRW�XQLIRUP��$Q�DUHD�FDQ�
EH�PDGH�XS�RI�RQO\�RQH�RI�WKH�PDMRU�VRLOV�RU�PLVFHOODQHRXV�DUHDV��RU�LW�FDQ�EH�PDGH�
XS�RI�DOO�RI�WKHP��$OSKD�DQG�%HWD�VRLOV����WR���SHUFHQW�VORSHV��LV�DQ�H[DPSOH�

6RPH�VXUYH\V�LQFOXGH�PLVFHOODQHRXV�DUHDV��6XFK�DUHDV�KDYH�OLWWOH�RU�QR�VRLO�
PDWHULDO�DQG�VXSSRUW�OLWWOH�RU�QR�YHJHWDWLRQ��5RFN�RXWFURS�LV�DQ�H[DPSOH�
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&DVWOH�5RFN�$UHD��&RORUDGR

%R²%ODNHODQG�2UVD�DVVRFLDWLRQ����WR���SHUFHQW�VORSHV

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� MT\�
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� 1RW�SULPH�IDUPODQG

0DS�8QLW�&RPSRVLWLRQ
%ODNHODQG�DQG�VLPLODU�VRLOV� ���SHUFHQW
2UVD�DQG�VLPLODU�VRLOV� ���SHUFHQW
0LQRU�FRPSRQHQWV� ���SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�

'HVFULSWLRQ�RI�%ODNHODQG

6HWWLQJ
/DQGIRUP� $OOXYLDO�IDQV��KLOOV
/DQGIRUP�SRVLWLRQ��WKUHH�GLPHQVLRQDO�� %DVH�VORSH
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� $OOXYLXP�DQG�RU�HROLDQ�GHSRVLWV

7\SLFDO�SURILOH
+������WR����LQFKHV�� VDQG\�ORDP
+�������WR����LQFKHV�� ORDP\�FRDUVH�VDQG
+�������WR����LQFKHV�� ORDP\�FRDUVH�VDQG

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR���SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� 0RUH�WKDQ����LQFKHV
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� 9HU\�ORZ
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� +LJK�������WR������

LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� /RZ��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� �V
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �H
+\GURORJLF�6RLO�*URXS�� $
(FRORJLFDO�VLWH�� 5���;%���&2���6DQG\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R

'HVFULSWLRQ�RI�2UVD

6HWWLQJ
/DQGIRUP� +LOOV��DOOXYLDO�IDQV
/DQGIRUP�SRVLWLRQ��WKUHH�GLPHQVLRQDO�� %DVH�VORSH
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'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� $OOXYLXP�GHULYHG�IURP�DUNRVLF�VHGLPHQWDU\�URFN

7\SLFDO�SURILOH
+������WR����LQFKHV�� FRDUVH�VDQG\�ORDP
+�������WR����LQFKHV�� JUDYHOO\�ORDP\�FRDUVH�VDQG

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR���SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� 0RUH�WKDQ����LQFKHV
'UDLQDJH�FODVV� 6RPHZKDW�H[FHVVLYHO\�GUDLQHG
5XQRII�FODVV�� 9HU\�ORZ
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� +LJK�������WR������

LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� /RZ��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� �V
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �H
+\GURORJLF�6RLO�*URXS�� $
(FRORJLFDO�VLWH�� 5���;%���&2���6DQG\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R

0LQRU�&RPSRQHQWV

%UHVVHU
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

.DVVOHU
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

6DQG\�DOOXYLDO�ODQG
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

%U%²%UHVVHU�VDQG\�ORDP��FRRO����WR���SHUFHQW�VORSHV

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� �WOSM
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� )DUPODQG�RI�VWDWHZLGH�LPSRUWDQFH
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0DS�8QLW�&RPSRVLWLRQ
%UHVVHU��FRRO��DQG�VLPLODU�VRLOV� ���SHUFHQW
0LQRU�FRPSRQHQWV� ���SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�

'HVFULSWLRQ�RI�%UHVVHU��&RRO

6HWWLQJ
/DQGIRUP� 7HUUDFHV��KLOOVORSHV
/DQGIRUP�SRVLWLRQ��WZR�GLPHQVLRQDO�� )RRWVORSH
/DQGIRUP�SRVLWLRQ��WKUHH�GLPHQVLRQDO�� %DVH�VORSH��WUHDG
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� 7HUWLDU\�DJHG�DOOXYLXP�GHULYHG�IURP�DUNRVH

7\SLFDO�SURILOH
$S�����WR���LQFKHV�� VDQG\�ORDP
%W������WR���LQFKHV�� VDQG\�ORDP
%W������WR����LQFKHV�� VDQG\�FOD\�ORDP
%W�������WR����LQFKHV�� VDQG\�ORDP
&������WR����LQFKHV�� ORDP\�FRDUVH�VDQG

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR���SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� 0RUH�WKDQ����LQFKHV
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� /RZ
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�KLJK�WR�KLJK�

������WR������LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
&DOFLXP�FDUERQDWH��PD[LPXP�FRQWHQW� ��SHUFHQW
0D[LPXP�VDOLQLW\� 1RQVDOLQH�WR�YHU\�VOLJKWO\�VDOLQH������WR�����PPKRV�FP�
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� /RZ��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� �H
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �V
+\GURORJLF�6RLO�*URXS�� %
(FRORJLFDO�VLWH�� 5���;%���&2���6DQG\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R

0LQRU�&RPSRQHQWV

7UXFNWRQ
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
/DQGIRUP� 7HUUDFHV��KLOOVORSHV
/DQGIRUP�SRVLWLRQ��WZR�GLPHQVLRQDO�� )RRWVORSH
/DQGIRUP�SRVLWLRQ��WKUHH�GLPHQVLRQDO�� %DVH�VORSH��WUHDG
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
(FRORJLFDO�VLWH� 5���;%���&2���6DQG\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R
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6DPSVRQ
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
/DQGIRUP� $OOXYLDO�IDQV��WHUUDFHV
/DQGIRUP�SRVLWLRQ��WZR�GLPHQVLRQDO�� 7RHVORSH
/DQGIRUP�SRVLWLRQ��WKUHH�GLPHQVLRQDO�� %DVH�VORSH��WUHDG
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
(FRORJLFDO�VLWH� 5���;&���&2���/RDP\�)RRWKLOO�������3=
+\GULF�VRLO�UDWLQJ�� 1R

%U'²%UHVVHU�VDQG\�ORDP��FRRO����WR���SHUFHQW�VORSHV

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� �WOSN
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� 1RW�SULPH�IDUPODQG

0DS�8QLW�&RPSRVLWLRQ
%UHVVHU��FRRO��DQG�VLPLODU�VRLOV� ���SHUFHQW
0LQRU�FRPSRQHQWV� ���SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�

'HVFULSWLRQ�RI�%UHVVHU��&RRO

6HWWLQJ
/DQGIRUP� ,QWHUIOXYHV
/DQGIRUP�SRVLWLRQ��WZR�GLPHQVLRQDO�� 6KRXOGHU��EDFNVORSH
/DQGIRUP�SRVLWLRQ��WKUHH�GLPHQVLRQDO�� ,QWHUIOXYH
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� 7HUWLDU\�DJHG�DOOXYLXP�GHULYHG�IURP�DUNRVH

7\SLFDO�SURILOH
$S�����WR���LQFKHV�� VDQG\�ORDP
%W������WR���LQFKHV�� VDQG\�ORDP
%W������WR����LQFKHV�� VDQG\�FOD\�ORDP
%W�������WR����LQFKHV�� VDQG\�ORDP
&������WR����LQFKHV�� ORDP\�FRDUVH�VDQG

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR���SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� 0RUH�WKDQ����LQFKHV
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� 0HGLXP
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�KLJK�WR�KLJK�

������WR������LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
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)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
&DOFLXP�FDUERQDWH��PD[LPXP�FRQWHQW� ��SHUFHQW
0D[LPXP�VDOLQLW\� 1RQVDOLQH�WR�YHU\�VOLJKWO\�VDOLQH������WR�����PPKRV�FP�
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� /RZ��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� �H
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �H
+\GURORJLF�6RLO�*URXS�� %
(FRORJLFDO�VLWH�� 5���;%���&2���6DQG\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R

0LQRU�&RPSRQHQWV

$VFDORQ
3HUFHQW�RI�PDS�XQLW� ���SHUFHQW
/DQGIRUP� ,QWHUIOXYHV
/DQGIRUP�SRVLWLRQ��WZR�GLPHQVLRQDO�� 6KRXOGHU
/DQGIRUP�SRVLWLRQ��WKUHH�GLPHQVLRQDO�� ,QWHUIOXYH
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
(FRORJLFDO�VLWH� 5���;%���&2���6DQG\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R

7UXFNWRQ
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
/DQGIRUP� ,QWHUIOXYHV
/DQGIRUP�SRVLWLRQ��WZR�GLPHQVLRQDO�� %DFNVORSH
/DQGIRUP�SRVLWLRQ��WKUHH�GLPHQVLRQDO�� ,QWHUIOXYH
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
(FRORJLFDO�VLWH� 5���;%���&2���6DQG\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R

%W(²%UHVVHU�7UXFNWRQ�VDQG\�ORDPV����WR����SHUFHQW�VORSHV

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� MT\�
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� 1RW�SULPH�IDUPODQG

0DS�8QLW�&RPSRVLWLRQ
%UHVVHU�DQG�VLPLODU�VRLOV� ���SHUFHQW
7UXFNWRQ�DQG�VLPLODU�VRLOV� ���SHUFHQW
0LQRU�FRPSRQHQWV� ���SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�
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'HVFULSWLRQ�RI�%UHVVHU

6HWWLQJ
/DQGIRUP� 7HUUDFHV
/DQGIRUP�SRVLWLRQ��WKUHH�GLPHQVLRQDO�� 7UHDG��ULVHU
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� 6DQG\�HROLDQ�GHSRVLWV

7\SLFDO�SURILOH
+������WR���LQFKHV�� VDQG\�ORDP
+������WR����LQFKHV�� VDQG\�FOD\�ORDP
+�������WR����LQFKHV�� ORDP\�VDQG

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR����SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� 0RUH�WKDQ����LQFKHV
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� 0HGLXP
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�KLJK�WR�KLJK�

������WR������LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� 0RGHUDWH��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� 1RQH�VSHFLILHG
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �H
+\GURORJLF�6RLO�*URXS�� %
(FRORJLFDO�VLWH�� 5���;%���&2���6DQG\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R

'HVFULSWLRQ�RI�7UXFNWRQ

6HWWLQJ
/DQGIRUP� 7HUUDFHV
/DQGIRUP�SRVLWLRQ��WKUHH�GLPHQVLRQDO�� 7UHDG��ULVHU
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� $OOXYLXP�GHULYHG�IURP�DUNRVLF�VHGLPHQWDU\�URFN

7\SLFDO�SURILOH
+������WR���LQFKHV�� VDQG\�ORDP
+������WR����LQFKHV�� VDQG\�ORDP
+�������WR����LQFKHV�� VDQG\�ORDP

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ���WR����SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� 0RUH�WKDQ����LQFKHV
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� /RZ
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� +LJK�������WR������

LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH

&XVWRP�6RLO�5HVRXUFH�5HSRUW

��
Pine Canyon Planned Development Rezoning & Water Appeal 
Project File: ZR2020-010 & MI2020-009 
Board of County Commissioners Staff Report Attachment C - Page 84 of 131



$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� /RZ��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� 1RQH�VSHFLILHG
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �H
+\GURORJLF�6RLO�*URXS�� $
(FRORJLFDO�VLWH�� 5���;%���&2���6DQG\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R

0LQRU�&RPSRQHQWV

1HZOLQ
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

%ODNHODQG
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

6WDSOHWRQ
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

$TXLF�KDSOXVWROOV
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
/DQGIRUP� 6ZDOHV
+\GULF�VRLO�UDWLQJ�� <HV

)R'²)RQGLV�FOD\�ORDP����WR���SHUFHQW�VORSHV

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� MT\S
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� 1RW�SULPH�IDUPODQG

0DS�8QLW�&RPSRVLWLRQ
)RQGLV�DQG�VLPLODU�VRLOV� ���SHUFHQW
0LQRU�FRPSRQHQWV� ���SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�

'HVFULSWLRQ�RI�)RQGLV

6HWWLQJ
/DQGIRUP� 5LGJHV��EXWWHV��PHVDV
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� (ROLDQ�GHSRVLWV�RYHU�FRDUVH�VLOW\�RXWZDVK�GHULYHG�IURP�DUNRVH
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7\SLFDO�SURILOH
+������WR���LQFKHV�� FOD\�ORDP
+������WR����LQFKHV�� FOD\
+�������WR����LQFKHV�� VDQG\�FOD\�ORDP

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR���SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� 0RUH�WKDQ����LQFKHV
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� +LJK
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�ORZ�WR�

PRGHUDWHO\�KLJK�������WR������LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
&DOFLXP�FDUERQDWH��PD[LPXP�FRQWHQW� ���SHUFHQW
0D[LPXP�VDOLQLW\� 1RQVDOLQH�WR�YHU\�VOLJKWO\�VDOLQH������WR�����PPKRV�FP�
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� +LJK��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� �H
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �H
+\GURORJLF�6RLO�*URXS�� &
(FRORJLFDO�VLWH�� 5���;%���&2���&OD\H\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R

0LQRU�&RPSRQHQWV

.XWFK
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

(QJOHZRRG
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

'HQYHU
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

$TXLF�KDSOXVWROOV
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
/DQGIRUP� 6ZDOHV
+\GULF�VRLO�UDWLQJ�� <HV

)X²)RQGLV�.XWFK�DVVRFLDWLRQ

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� MT\T
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
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0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� 1RW�SULPH�IDUPODQG

0DS�8QLW�&RPSRVLWLRQ
)RQGLV�DQG�VLPLODU�VRLOV� ���SHUFHQW
.XWFK�DQG�VLPLODU�VRLOV� ���SHUFHQW
0LQRU�FRPSRQHQWV� ���SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�

'HVFULSWLRQ�RI�)RQGLV

6HWWLQJ
/DQGIRUP� 'UDZV��YDOOH\�VLGHV
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� (ROLDQ�GHSRVLWV�RYHU�FRDUVH�VLOW\�RXWZDVK�GHULYHG�IURP�DUNRVH

7\SLFDO�SURILOH
+������WR���LQFKHV�� ORDP
+������WR����LQFKHV�� FOD\
+�������WR����LQFKHV�� VDQG\�FOD\�ORDP

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR����SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� 0RUH�WKDQ����LQFKHV
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� +LJK
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�ORZ�WR�

PRGHUDWHO\�KLJK�������WR������LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
&DOFLXP�FDUERQDWH��PD[LPXP�FRQWHQW� ���SHUFHQW
0D[LPXP�VDOLQLW\� 1RQVDOLQH�WR�YHU\�VOLJKWO\�VDOLQH������WR�����PPKRV�FP�
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� +LJK��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� 1RQH�VSHFLILHG
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �H
+\GURORJLF�6RLO�*URXS�� &
(FRORJLFDO�VLWH�� 5���;%���&2���&OD\H\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R

'HVFULSWLRQ�RI�.XWFK

6HWWLQJ
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� )LQH�WH[WXUHG�UHVLGXXP�ZHDWKHUHG�IURP�FDOFDUHRXV�VKDOH

7\SLFDO�SURILOH
+������WR���LQFKHV�� VDQG\�ORDP
+������WR����LQFKHV�� FOD\
+�������WR����LQFKHV�� ZHDWKHUHG�EHGURFN

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR����SHUFHQW
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'HSWK�WR�UHVWULFWLYH�IHDWXUH� ���WR����LQFKHV�WR�SDUDOLWKLF�EHGURFN
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� 9HU\�KLJK
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�ORZ�WR�

PRGHUDWHO\�KLJK�������WR������LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
&DOFLXP�FDUERQDWH��PD[LPXP�FRQWHQW� ���SHUFHQW
*\SVXP��PD[LPXP�FRQWHQW� ��SHUFHQW
0D[LPXP�VDOLQLW\� 1RQVDOLQH�WR�VOLJKWO\�VDOLQH������WR�����PPKRV�FP�
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� /RZ��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� 1RQH�VSHFLILHG
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �H
+\GURORJLF�6RLO�*URXS�� '
(FRORJLFDO�VLWH�� 5���;%���&2���&OD\H\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R

0LQRU�&RPSRQHQWV

%UHVVHU
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

1HZOLQ
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

+LOO\�JUDYHOO\�ODQG
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

$TXLF�KDSOXVWROOV
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
/DQGIRUP� 6ZDOHV
+\GULF�VRLO�UDWLQJ�� <HV

.W(².XWFK�VDQG\�ORDP����WR����SHUFHQW�VORSHV

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� MT]�
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� 1RW�SULPH�IDUPODQG
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0DS�8QLW�&RPSRVLWLRQ
.XWFK�DQG�VLPLODU�VRLOV� ���SHUFHQW
0LQRU�FRPSRQHQWV� ���SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�

'HVFULSWLRQ�RI�.XWFK

6HWWLQJ
/DQGIRUP� 'UDLQDJHZD\V��DOOXYLDO�IDQV��YDOOH\�VLGHV
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� &DOFDUHRXV�ILQH�ORDP\�FOD\H\�VKDOH

7\SLFDO�SURILOH
+������WR���LQFKHV�� VDQG\�ORDP
+������WR����LQFKHV�� FOD\
+�������WR����LQFKHV�� ZHDWKHUHG�EHGURFN

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR����SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� ���WR����LQFKHV�WR�SDUDOLWKLF�EHGURFN
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� +LJK
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�ORZ�WR�

PRGHUDWHO\�KLJK�������WR������LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
&DOFLXP�FDUERQDWH��PD[LPXP�FRQWHQW� ���SHUFHQW
*\SVXP��PD[LPXP�FRQWHQW� ��SHUFHQW
0D[LPXP�VDOLQLW\� 1RQVDOLQH�WR�VOLJKWO\�VDOLQH������WR�����PPKRV�FP�
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� /RZ��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� 1RQH�VSHFLILHG
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �H
+\GURORJLF�6RLO�*URXS�� '
(FRORJLFDO�VLWH�� 5���;%���&2���6DQG\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R

0LQRU�&RPSRQHQWV

%UHVVHU
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

1HZOLQ
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

$TXLF�KDSOXVWROOV
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
/DQGIRUP� 6ZDOHV
+\GULF�VRLO�UDWLQJ�� <HV
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.Z)².XWFK�1HZOLQ�6WDSOHWRQ�FRPSOH[����WR����SHUFHQW�VORSHV

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� MT]�
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� 1RW�SULPH�IDUPODQG

0DS�8QLW�&RPSRVLWLRQ
.XWFK�DQG�VLPLODU�VRLOV� ���SHUFHQW
1HZOLQ�DQG�VLPLODU�VRLOV� ���SHUFHQW
6WDSOHWRQ�DQG�VLPLODU�VRLOV� ���SHUFHQW
0LQRU�FRPSRQHQWV� ���SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�

'HVFULSWLRQ�RI�.XWFK

6HWWLQJ
/DQGIRUP� 9DOOH\�VLGHV
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� &DOFDUHRXV�FRDUVH�VLOW\�FOD\H\�VKDOH

7\SLFDO�SURILOH
+������WR���LQFKHV�� VDQG\�ORDP
+������WR����LQFKHV�� FOD\
+�������WR����LQFKHV�� ZHDWKHUHG�EHGURFN

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR����SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� ���WR����LQFKHV�WR�SDUDOLWKLF�EHGURFN
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� 9HU\�KLJK
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�ORZ�WR�

PRGHUDWHO\�KLJK�������WR������LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
&DOFLXP�FDUERQDWH��PD[LPXP�FRQWHQW� ���SHUFHQW
*\SVXP��PD[LPXP�FRQWHQW� ��SHUFHQW
0D[LPXP�VDOLQLW\� 1RQVDOLQH�WR�VOLJKWO\�VDOLQH������WR�����PPKRV�FP�
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� /RZ��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� 1RQH�VSHFLILHG
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �H
+\GURORJLF�6RLO�*URXS�� '
(FRORJLFDO�VLWH�� )���$<���&2���3RQGHURVD�3LQH�)RUHVW
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+\GULF�VRLO�UDWLQJ�� 1R

'HVFULSWLRQ�RI�1HZOLQ

6HWWLQJ
/DQGIRUP� 9DOOH\�VLGHV
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� $OOXYLXP�GHULYHG�IURP�PL[HG�VRXUFHV�RYHU�YHU\�JUDYHOO\�VDQG

7\SLFDO�SURILOH
+������WR���LQFKHV�� JUDYHOO\�VDQG\�ORDP
+������WR����LQFKHV�� JUDYHOO\�VDQG\�FOD\�ORDP
+�������WR����LQFKHV�� JUDYHOO\�VDQG\�ORDP
+�������WR����LQFKHV�� YHU\�JUDYHOO\�VDQG

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR����SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� 0RUH�WKDQ����LQFKHV
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� 0HGLXP
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�KLJK�WR�KLJK�

������WR������LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� /RZ��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� 1RQH�VSHFLILHG
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �H
+\GURORJLF�6RLO�*URXS�� %
(FRORJLFDO�VLWH�� 5���;&���&2���/RDP\�)RRWKLOO�������3=
+\GULF�VRLO�UDWLQJ�� 1R

'HVFULSWLRQ�RI�6WDSOHWRQ

6HWWLQJ
/DQGIRUP� .QREV��YDOOH\�VLGHV
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� $OOXYLXP�GHULYHG�IURP�DUNRVLF�VHGLPHQWDU\�URFN

7\SLFDO�SURILOH
+������WR���LQFKHV�� VDQG\�ORDP
+������WR����LQFKHV�� VDQG\�ORDP
+�������WR����LQFKHV�� JUDYHOO\�VDQG\�ORDP

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR����SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� 0RUH�WKDQ����LQFKHV
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� /RZ
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�KLJK�WR�KLJK�

������WR������LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
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$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� /RZ��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� 1RQH�VSHFLILHG
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �H
+\GURORJLF�6RLO�*URXS�� $
(FRORJLFDO�VLWH�� )���$<���&2���3RQGHURVD�3LQH�)RUHVW
+\GULF�VRLO�UDWLQJ�� 1R

0LQRU�&RPSRQHQWV

)RQGLV
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

/RDP\�DOOXYLDO�ODQG
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

/DUNVRQ
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

/R²/RDP\�DOOXYLDO�ODQG

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� MT]E
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� 1RW�SULPH�IDUPODQG

0DS�8QLW�&RPSRVLWLRQ
/RDP\�DOOXYLDO�ODQG� ���SHUFHQW
0LQRU�FRPSRQHQWV� ���SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�

'HVFULSWLRQ�RI�/RDP\�$OOXYLDO�/DQG

6HWWLQJ
/DQGIRUP� 6ZDOHV��IORRG�SODLQV
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU

7\SLFDO�SURILOH
+������WR����LQFKHV�� VDQG\�ORDP
+�������WR����LQFKHV�� VWUDWLILHG�ORDP\�VDQG�WR�FOD\�ORDP
+�������WR����LQFKHV�� VDQG�DQG�JUDYHO
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3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR���SHUFHQW
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� 9HU\�ORZ
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�KLJK�WR�KLJK�

������WR������LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� $ERXW����WR����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� )UHTXHQW1RQH
&DOFLXP�FDUERQDWH��PD[LPXP�FRQWHQW� ��SHUFHQW
0D[LPXP�VDOLQLW\� 1RQVDOLQH�WR�VOLJKWO\�VDOLQH������WR�����PPKRV�FP�
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� 0RGHUDWH��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� 1RQH�VSHFLILHG
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �Z
+\GURORJLF�6RLO�*URXS�� &
(FRORJLFDO�VLWH�� 5���;<���&2���2YHUIORZ
+\GULF�VRLO�UDWLQJ�� 1R

0LQRU�&RPSRQHQWV

6DPSVRQ
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

%UHVVHU
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

6DQG\�DOOXYLDO�ODQG
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW

)OXYDTXHQWLF�KDSOXVWROOV
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
/DQGIRUP� 7HUUDFHV
+\GULF�VRLO�UDWLQJ�� <HV

/Z²/RDP\�ZHW�DOOXYLDO�ODQG

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� MT]G
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� 1RW�SULPH�IDUPODQG

0DS�8QLW�&RPSRVLWLRQ
/RDP\�ZHW�DOOXYLDO�ODQG� ���SHUFHQW
0LQRU�FRPSRQHQWV� ���SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�
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'HVFULSWLRQ�RI�/RDP\�:HW�$OOXYLDO�/DQG

6HWWLQJ
/DQGIRUP� 'UDLQDJHZD\V��VZDOHV��IORRG�SODLQV
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU

7\SLFDO�SURILOH
+������WR����LQFKHV�� VDQG\�ORDP
+�������WR����LQFKHV�� VWUDWLILHG�VDQG�WR�FOD\

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR���SHUFHQW
'UDLQDJH�FODVV� 3RRUO\�GUDLQHG
5XQRII�FODVV�� +LJK
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�ORZ�WR�KLJK�

������WR������LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� $ERXW���WR����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� )UHTXHQW1RQH
&DOFLXP�FDUERQDWH��PD[LPXP�FRQWHQW� ��SHUFHQW
*\SVXP��PD[LPXP�FRQWHQW� ��SHUFHQW
0D[LPXP�VDOLQLW\� 9HU\�VOLJKWO\�VDOLQH�WR�PRGHUDWHO\�VDOLQH������WR�����PPKRV�FP�
6RGLXP�DGVRUSWLRQ�UDWLR��PD[LPXP� ���
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� 0RGHUDWH��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� 1RQH�VSHFLILHG
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �Z
+\GURORJLF�6RLO�*URXS�� '
+\GULF�VRLO�UDWLQJ�� 1R

0LQRU�&RPSRQHQWV

6DQG\�ZHW�DOOXYLDO�ODQG
3HUFHQW�RI�PDS�XQLW� ���SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

)OXYDTXHQWLF�KDSODTXROOV
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
/DQGIRUP� 6ORXJKV
+\GULF�VRLO�UDWLQJ�� <HV

1H(²1HZOLQ�JUDYHOO\�VDQG\�ORDP����WR����SHUFHQW�VORSHV

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� MT]J
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� 1RW�SULPH�IDUPODQG
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0DS�8QLW�&RPSRVLWLRQ
1HZOLQ�DQG�VLPLODU�VRLOV� ���SHUFHQW
0LQRU�FRPSRQHQWV� ���SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�

'HVFULSWLRQ�RI�1HZOLQ

6HWWLQJ
/DQGIRUP� 3ODWHDXV��PHVDV��WHUUDFHV
/DQGIRUP�SRVLWLRQ��WKUHH�GLPHQVLRQDO�� 5LVHU
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� 8QFRQIRUPDEOH�VDQG\�DQG�JUDYHOO\�DQG�RU�PL[HG�VRXUFH�DOOXYLXP

7\SLFDO�SURILOH
+������WR���LQFKHV�� JUDYHOO\�VDQG\�ORDP
+������WR����LQFKHV�� JUDYHOO\�VDQG\�FOD\�ORDP
+�������WR����LQFKHV�� JUDYHOO\�VDQG\�ORDP
+�������WR����LQFKHV�� YHU\�JUDYHOO\�VDQG

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR����SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� 0RUH�WKDQ����LQFKHV
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� 0HGLXP
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�KLJK�WR�KLJK�

������WR������LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� /RZ��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� 1RQH�VSHFLILHG
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �H
+\GURORJLF�6RLO�*URXS�� %
(FRORJLFDO�VLWH�� 5���;<���&2���*UDYHOO\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R

0LQRU�&RPSRQHQWV

%UHVVHU
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

6WDSOHWRQ
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

6DWDQWD
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

$TXLF�KDSOXVWROOV
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
/DQGIRUP� 6ZDOHV
+\GULF�VRLO�UDWLQJ�� <HV
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6D²6DPSVRQ�ORDP

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� MU��
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� )DUPODQG�RI�VWDWHZLGH�LPSRUWDQFH

0DS�8QLW�&RPSRVLWLRQ
6DPSVRQ�DQG�VLPLODU�VRLOV� ���SHUFHQW
0LQRU�FRPSRQHQWV� ���SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�

'HVFULSWLRQ�RI�6DPSVRQ

6HWWLQJ
/DQGIRUP� 6WUHDP�WHUUDFHV�RQ�GUDLQDJHZD\V
/DQGIRUP�SRVLWLRQ��WKUHH�GLPHQVLRQDO�� 7UHDG
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� :HDWKHUHG�DOOXYLXP�GHULYHG�IURP�DUNRVH

7\SLFDO�SURILOH
+������WR���LQFKHV�� ORDP
+������WR����LQFKHV�� FOD\�ORDP
+�������WR����LQFKHV�� ORDP
+�������WR����LQFKHV�� VLOW�ORDP

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR���SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� 0RUH�WKDQ����LQFKHV
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� /RZ
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�KLJK�WR�KLJK�

������WR������LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
&DOFLXP�FDUERQDWH��PD[LPXP�FRQWHQW� ���SHUFHQW
0D[LPXP�VDOLQLW\� 1RQVDOLQH�WR�YHU\�VOLJKWO\�VDOLQH������WR�����PPKRV�FP�
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� +LJK��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� �H
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �F
+\GURORJLF�6RLO�*URXS�� %
(FRORJLFDO�VLWH�� 5���;&���&2���/RDP\�)RRWKLOO�������3=
+\GULF�VRLO�UDWLQJ�� 1R
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0LQRU�&RPSRQHQWV

(QJOHZRRG
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

%UHVVHU
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

/RDP\�DOOXYLDO�ODQG
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

$TXLF�KDSOXVWROOV
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
/DQGIRUP� 6ZDOHV
+\GULF�VRLO�UDWLQJ�� <HV

6H²6DQG\�ZHW�DOOXYLDO�ODQG

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� MU��
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� 1RW�SULPH�IDUPODQG

0DS�8QLW�&RPSRVLWLRQ
6DQG\�ZHW�DOOXYLDO�ODQG� ���SHUFHQW
0LQRU�FRPSRQHQWV� ���SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�

'HVFULSWLRQ�RI�6DQG\�:HW�$OOXYLDO�/DQG

6HWWLQJ
/DQGIRUP� )ORRG�SODLQV��GUDLQDJHZD\V
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� :HDWKHUHG�DOOXYLXP�GHULYHG�IURP�DUNRVH

7\SLFDO�SURILOH
+������WR���LQFKHV�� FRDUVH�VDQG
+������WR����LQFKHV�� VWUDWLILHG�FRDUVH�VDQG�WR�VDQG\�ORDP

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR���SHUFHQW
5XQRII�FODVV�� +LJK
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� +LJK�WR�YHU\�KLJK�������

WR�������LQ�KU�
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'HSWK�WR�ZDWHU�WDEOH� $ERXW���WR����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� )UHTXHQW1RQH
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� 9HU\�ORZ��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� 1RQH�VSHFLILHG
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �Z
+\GURORJLF�6RLO�*URXS�� '
+\GULF�VRLO�UDWLQJ�� 1R

0LQRU�&RPSRQHQWV

/RDP\�ZHW�DOOXYLDO�ODQG
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

6DQG\�DOOXYLDO�ODQG
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

)OXYHQWLF�KDSODTXROOV
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
/DQGIRUP� 7HUUDFHV
+\GULF�VRLO�UDWLQJ�� <HV

6V(²6WDSOHWRQ�ORDP\�VDQG����WR����SHUFHQW�VORSHV

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� MU��
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� 1RW�SULPH�IDUPODQG

0DS�8QLW�&RPSRVLWLRQ
6WDSOHWRQ�DQG�VLPLODU�VRLOV� ���SHUFHQW
0LQRU�FRPSRQHQWV� ���SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�

'HVFULSWLRQ�RI�6WDSOHWRQ

6HWWLQJ
/DQGIRUP� +LOOV��KLOOVLGHV
/DQGIRUP�SRVLWLRQ��WKUHH�GLPHQVLRQDO�� 6LGH�VORSH
'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� /LQHDU
3DUHQW�PDWHULDO� :HDWKHUHG�DOOXYLXP�GHULYHG�IURP�DUNRVH

7\SLFDO�SURILOH
2L�����WR���LQFKHV�� VOLJKWO\�GHFRPSRVHG�SODQW�PDWHULDO
+������WR���LQFKHV�� ORDP\�VDQG
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+������WR����LQFKHV�� VDQG\�ORDP
+�������WR����LQFKHV�� JUDYHOO\�VDQG\�ORDP

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR����SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� 0RUH�WKDQ����LQFKHV
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� /RZ
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� +LJK�������WR������

LQ�KU�
'HSWK�WR�ZDWHU�WDEOH� 0RUH�WKDQ����LQFKHV
)UHTXHQF\�RI�IORRGLQJ� 1RQH
)UHTXHQF\�RI�SRQGLQJ� 1RQH
0D[LPXP�VDOLQLW\� 1RQVDOLQH�WR�YHU\�VOLJKWO\�VDOLQH������WR�����PPKRV�FP�
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� /RZ��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� 1RQH�VSHFLILHG
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �H
+\GURORJLF�6RLO�*URXS�� $
(FRORJLFDO�VLWH�� )���$<���&2���3RQGHURVD�3LQH�)RUHVW
+\GULF�VRLO�UDWLQJ�� 1R

0LQRU�&RPSRQHQWV

.HWWOH
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

%UHVVHU
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

.XWFK
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

+LOO\�JUDYHOO\�ODQG
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
+\GULF�VRLO�UDWLQJ�� 1R

6Y²6WRQ\�VWHHS�ODQG

0DS�8QLW�6HWWLQJ
1DWLRQDO�PDS�XQLW�V\PERO�� MU�F
(OHYDWLRQ�� ������WR�������IHHW
0HDQ�DQQXDO�SUHFLSLWDWLRQ�� ���WR����LQFKHV
0HDQ�DQQXDO�DLU�WHPSHUDWXUH�� ���WR����GHJUHHV�)
)URVW�IUHH�SHULRG�� ����WR�����GD\V
)DUPODQG�FODVVLILFDWLRQ�� 1RW�SULPH�IDUPODQG
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0DS�8QLW�&RPSRVLWLRQ
6WRQ\�VWHHS�ODQG� ����SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�

'HVFULSWLRQ�RI�6WRQ\�6WHHS�/DQG

6HWWLQJ
/DQGIRUP� +LOOV
/DQGIRUP�SRVLWLRQ��WKUHH�GLPHQVLRQDO�� 6LGH�VORSH
'RZQ�VORSH�VKDSH� &RQYH[
$FURVV�VORSH�VKDSH� &RQYH[

7\SLFDO�SURILOH
+������WR���LQFKHV�� FREEO\�VDQG\�ORDP
+������WR����LQFKHV�� FREEO\�VDQG\�ORDP
+�������WR����LQFKHV�� XQZHDWKHUHG�EHGURFN

3URSHUWLHV�DQG�TXDOLWLHV
6ORSH� ��WR����SHUFHQW
'HSWK�WR�UHVWULFWLYH�IHDWXUH� ���WR����LQFKHV�WR�OLWKLF�EHGURFN
'UDLQDJH�FODVV� :HOO�GUDLQHG
5XQRII�FODVV�� +LJK
&DSDFLW\�RI�WKH�PRVW�OLPLWLQJ�OD\HU�WR�WUDQVPLW�ZDWHU��.VDW�� 0RGHUDWHO\�ORZ�WR�

PRGHUDWHO\�KLJK�������WR������LQ�KU�
&DOFLXP�FDUERQDWH��PD[LPXP�FRQWHQW� ��SHUFHQW
0D[LPXP�VDOLQLW\� 1RQVDOLQH�WR�YHU\�VOLJKWO\�VDOLQH������WR�����PPKRV�FP�
$YDLODEOH�ZDWHU�VXSSO\����WR����LQFKHV�� 9HU\�ORZ��DERXW�����LQFKHV�

,QWHUSUHWLYH�JURXSV
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��LUULJDWHG��� 1RQH�VSHFLILHG
/DQG�FDSDELOLW\�FODVVLILFDWLRQ��QRQLUULJDWHG��� �V
+\GURORJLF�6RLO�*URXS�� '
(FRORJLFDO�VLWH�� 5���;<���&2���6WRQ\�)RRWKLOO
+\GULF�VRLO�UDWLQJ�� 1R

:²:DWHU

0DS�8QLW�&RPSRVLWLRQ
:DWHU� ���SHUFHQW
0LQRU�FRPSRQHQWV� ��SHUFHQW
(VWLPDWHV�DUH�EDVHG�RQ�REVHUYDWLRQV��GHVFULSWLRQV��DQG�WUDQVHFWV�RI�WKH�PDSXQLW�

'HVFULSWLRQ�RI�:DWHU

6HWWLQJ
/DQGIRUP� /DNHV��ULYHUV

0LQRU�&RPSRQHQWV

$TXHQWV
3HUFHQW�RI�PDS�XQLW� ��SHUFHQW
/DQGIRUP� 0DUVKHV
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'RZQ�VORSH�VKDSH� /LQHDU
$FURVV�VORSH�VKDSH� &RQFDYH
+\GULF�VRLO�UDWLQJ�� <HV
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6RLO�,QIRUPDWLRQ�IRU�$OO�8VHV

6XLWDELOLWLHV�DQG�/LPLWDWLRQV�IRU�8VH
7KH�6XLWDELOLWLHV�DQG�/LPLWDWLRQV�IRU�8VH�VHFWLRQ�LQFOXGHV�YDULRXV�VRLO�LQWHUSUHWDWLRQV�
GLVSOD\HG�DV�WKHPDWLF�PDSV�ZLWK�D�VXPPDU\�WDEOH�IRU�WKH�VRLO�PDS�XQLWV�LQ�WKH�
VHOHFWHG�DUHD�RI�LQWHUHVW��$�VLQJOH�YDOXH�RU�UDWLQJ�IRU�HDFK�PDS�XQLW�LV�JHQHUDWHG�E\�
DJJUHJDWLQJ�WKH�LQWHUSUHWLYH�UDWLQJV�RI�LQGLYLGXDO�PDS�XQLW�FRPSRQHQWV��7KLV�
DJJUHJDWLRQ�SURFHVV�LV�GHILQHG�IRU�HDFK�LQWHUSUHWDWLRQ�

%XLOGLQJ�6LWH�'HYHORSPHQW

%XLOGLQJ�VLWH�GHYHORSPHQW�LQWHUSUHWDWLRQV�DUH�GHVLJQHG�WR�EH�XVHG�DV�WRROV�IRU�
HYDOXDWLQJ�VRLO�VXLWDELOLW\�DQG�LGHQWLI\LQJ�VRLO�OLPLWDWLRQV�IRU�YDULRXV�FRQVWUXFWLRQ�
SXUSRVHV��$V�SDUW�RI�WKH�LQWHUSUHWDWLRQ�SURFHVV��WKH�UDWLQJ�DSSOLHV�WR�HDFK�VRLO�LQ�LWV�
GHVFULEHG�FRQGLWLRQ�DQG�GRHV�QRW�FRQVLGHU�SUHVHQW�ODQG�XVH��([DPSOH�
LQWHUSUHWDWLRQV�FDQ�LQFOXGH�FRUURVLRQ�RI�FRQFUHWH�DQG�VWHHO��VKDOORZ�H[FDYDWLRQV��
GZHOOLQJV�ZLWK�DQG�ZLWKRXW�EDVHPHQWV��VPDOO�FRPPHUFLDO�EXLOGLQJV��ORFDO�URDGV�DQG�
VWUHHWV��DQG�ODZQV�DQG�ODQGVFDSLQJ�

'ZHOOLQJV�:LWK�%DVHPHQWV��=5���������

'ZHOOLQJV�DUH�VLQJOH�IDPLO\�KRXVHV�RI�WKUHH�VWRULHV�RU�OHVV��)RU�GZHOOLQJV�ZLWK�
EDVHPHQWV��WKH�IRXQGDWLRQ�LV�DVVXPHG�WR�FRQVLVW�RI�VSUHDG�IRRWLQJV�RI�UHLQIRUFHG�
FRQFUHWH�EXLOW�RQ�XQGLVWXUEHG�VRLO�DW�D�GHSWK�RI�DERXW���IHHW�

7KH�UDWLQJV�IRU�GZHOOLQJV�DUH�EDVHG�RQ�WKH�VRLO�SURSHUWLHV�WKDW�DIIHFW�WKH�FDSDFLW\�RI�
WKH�VRLO�WR�VXSSRUW�D�ORDG�ZLWKRXW�PRYHPHQW�DQG�RQ�WKH�SURSHUWLHV�WKDW�DIIHFW�
H[FDYDWLRQ�DQG�FRQVWUXFWLRQ�FRVWV��7KH�SURSHUWLHV�WKDW�DIIHFW�WKH�ORDG�VXSSRUWLQJ�
FDSDFLW\�LQFOXGH�GHSWK�WR�D�ZDWHU�WDEOH��SRQGLQJ��IORRGLQJ��VXEVLGHQFH��OLQHDU�
H[WHQVLELOLW\��VKULQN�VZHOO�SRWHQWLDO���DQG�FRPSUHVVLELOLW\��&RPSUHVVLELOLW\�LV�LQIHUUHG�
IURP�WKH�8QLILHG�FODVVLILFDWLRQ�RI�WKH�VRLO��7KH�SURSHUWLHV�WKDW�DIIHFW�WKH�HDVH�DQG�
DPRXQW�RI�H[FDYDWLRQ�LQFOXGH�GHSWK�WR�D�ZDWHU�WDEOH��SRQGLQJ��IORRGLQJ��VORSH��GHSWK�
WR�EHGURFN�RU�D�FHPHQWHG�SDQ��KDUGQHVV�RI�EHGURFN�RU�D�FHPHQWHG�SDQ��DQG�WKH�
DPRXQW�DQG�VL]H�RI�URFN�IUDJPHQWV�

7KH�UDWLQJV�DUH�ERWK�YHUEDO�DQG�QXPHULFDO��5DWLQJ�FODVV�WHUPV�LQGLFDWH�WKH�H[WHQW�WR�
ZKLFK�WKH�VRLOV�DUH�OLPLWHG�E\�DOO�RI�WKH�VRLO�IHDWXUHV�WKDW�DIIHFW�WKH�VSHFLILHG�XVH��
�1RW�OLPLWHG��LQGLFDWHV�WKDW�WKH�VRLO�KDV�IHDWXUHV�WKDW�DUH�YHU\�IDYRUDEOH�IRU�WKH�
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VSHFLILHG�XVH��*RRG�SHUIRUPDQFH�DQG�YHU\�ORZ�PDLQWHQDQFH�FDQ�EH�H[SHFWHG��
�6RPHZKDW�OLPLWHG��LQGLFDWHV�WKDW�WKH�VRLO�KDV�IHDWXUHV�WKDW�DUH�PRGHUDWHO\�
IDYRUDEOH�IRU�WKH�VSHFLILHG�XVH��7KH�OLPLWDWLRQV�FDQ�EH�RYHUFRPH�RU�PLQLPL]HG�E\�
VSHFLDO�SODQQLQJ��GHVLJQ��RU�LQVWDOODWLRQ��)DLU�SHUIRUPDQFH�DQG�PRGHUDWH�
PDLQWHQDQFH�FDQ�EH�H[SHFWHG���9HU\�OLPLWHG��LQGLFDWHV�WKDW�WKH�VRLO�KDV�RQH�RU�PRUH�
IHDWXUHV�WKDW�DUH�XQIDYRUDEOH�IRU�WKH�VSHFLILHG�XVH��7KH�OLPLWDWLRQV�JHQHUDOO\�FDQQRW�
EH�RYHUFRPH�ZLWKRXW�PDMRU�VRLO�UHFODPDWLRQ��VSHFLDO�GHVLJQ��RU�H[SHQVLYH�
LQVWDOODWLRQ�SURFHGXUHV��3RRU�SHUIRUPDQFH�DQG�KLJK�PDLQWHQDQFH�FDQ�EH�H[SHFWHG�

1XPHULFDO�UDWLQJV�LQGLFDWH�WKH�VHYHULW\�RI�LQGLYLGXDO�OLPLWDWLRQV��7KH�UDWLQJV�DUH�
VKRZQ�DV�GHFLPDO�IUDFWLRQV�UDQJLQJ�IURP������WR�������7KH\�LQGLFDWH�JUDGDWLRQV�
EHWZHHQ�WKH�SRLQW�DW�ZKLFK�D�VRLO�IHDWXUH�KDV�WKH�JUHDWHVW�QHJDWLYH�LPSDFW�RQ�WKH�
XVH��������DQG�WKH�SRLQW�DW�ZKLFK�WKH�VRLO�IHDWXUH�LV�QRW�D�OLPLWDWLRQ��������

7KH�PDS�XQLW�FRPSRQHQWV�OLVWHG�IRU�HDFK�PDS�XQLW�LQ�WKH�DFFRPSDQ\LQJ�6XPPDU\�
E\�0DS�8QLW�WDEOH�LQ�:HE�6RLO�6XUYH\�RU�WKH�$JJUHJDWLRQ�5HSRUW�LQ�6RLO�'DWD�9LHZHU�
DUH�GHWHUPLQHG�E\�WKH�DJJUHJDWLRQ�PHWKRG�FKRVHQ��$Q�DJJUHJDWHG�UDWLQJ�FODVV�LV�
VKRZQ�IRU�HDFK�PDS�XQLW��7KH�FRPSRQHQWV�OLVWHG�IRU�HDFK�PDS�XQLW�DUH�RQO\�WKRVH�
WKDW�KDYH�WKH�VDPH�UDWLQJ�FODVV�DV�OLVWHG�IRU�WKH�PDS�XQLW��7KH�SHUFHQW�FRPSRVLWLRQ�
RI�HDFK�FRPSRQHQW�LQ�D�SDUWLFXODU�PDS�XQLW�LV�SUHVHQWHG�WR�KHOS�WKH�XVHU�EHWWHU�
XQGHUVWDQG�WKH�SHUFHQWDJH�RI�HDFK�PDS�XQLW�WKDW�KDV�WKH�UDWLQJ�SUHVHQWHG�

2WKHU�FRPSRQHQWV�ZLWK�GLIIHUHQW�UDWLQJV�PD\�EH�SUHVHQW�LQ�HDFK�PDS�XQLW��7KH�
UDWLQJV�IRU�DOO�FRPSRQHQWV��UHJDUGOHVV�RI�WKH�PDS�XQLW�DJJUHJDWHG�UDWLQJ��FDQ�EH�
YLHZHG�E\�JHQHUDWLQJ�WKH�HTXLYDOHQW�UHSRUW�IURP�WKH�6RLO�5HSRUWV�WDE�LQ�:HE�6RLO�
6XUYH\�RU�IURP�WKH�6RLO�'DWD�0DUW�VLWH��2QVLWH�LQYHVWLJDWLRQ�PD\�EH�QHHGHG�WR�
YDOLGDWH�WKHVH�LQWHUSUHWDWLRQV�DQG�WR�FRQILUP�WKH�LGHQWLW\�RI�WKH�VRLO�RQ�D�JLYHQ�VLWH�

&XVWRP�6RLO�5HVRXUFH�5HSRUW
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&XVWRP�6RLO�5HVRXUFH�5HSRUW
0DS²'ZHOOLQJV�:LWK�%DVHPHQWV��=5���������
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0DS�SURMHFWLRQ��:HE�0HUFDWRU���&RUQHU�FRRUGLQDWHV��:*6�����(GJH�WLFV��870�=RQH���1�:*6��
� ���� ���� ���� ����

)HHW
� ��� ��� ���� ����

0HWHUV
0DS�6FDOH�����������LI�SULQWHG�RQ�$�ODQGVFDSH������[�������VKHHW�
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0$3�/(*(1' 0$3�,1)250$7,21

$UHD�RI�,QWHUHVW��$2,�
$UHD�RI�,QWHUHVW��$2,�

6RLOV
6RLO�5DWLQJ�3RO\JRQV

9HU\�OLPLWHG

6RPHZKDW�OLPLWHG

1RW�OLPLWHG

1RW�UDWHG�RU�QRW�DYDLODEOH

6RLO�5DWLQJ�/LQHV
9HU\�OLPLWHG

6RPHZKDW�OLPLWHG

1RW�OLPLWHG

1RW�UDWHG�RU�QRW�DYDLODEOH

6RLO�5DWLQJ�3RLQWV
9HU\�OLPLWHG

6RPHZKDW�OLPLWHG

1RW�OLPLWHG

1RW�UDWHG�RU�QRW�DYDLODEOH

:DWHU�)HDWXUHV
6WUHDPV�DQG�&DQDOV

7UDQVSRUWDWLRQ
5DLOV

,QWHUVWDWH�+LJKZD\V

86�5RXWHV

0DMRU�5RDGV

/RFDO�5RDGV

%DFNJURXQG
$HULDO�3KRWRJUDSK\

7KH�VRLO�VXUYH\V�WKDW�FRPSULVH�\RXU�$2,�ZHUH�PDSSHG�DW�
���������

3OHDVH�UHO\�RQ�WKH�EDU�VFDOH�RQ�HDFK�PDS�VKHHW�IRU�PDS�
PHDVXUHPHQWV�

6RXUFH�RI�0DS�� 1DWXUDO�5HVRXUFHV�&RQVHUYDWLRQ�6HUYLFH
:HE�6RLO�6XUYH\�85/��
&RRUGLQDWH�6\VWHP�� :HE�0HUFDWRU��(36*������

0DSV�IURP�WKH�:HE�6RLO�6XUYH\�DUH�EDVHG�RQ�WKH�:HE�0HUFDWRU�
SURMHFWLRQ��ZKLFK�SUHVHUYHV�GLUHFWLRQ�DQG�VKDSH�EXW�GLVWRUWV�
GLVWDQFH�DQG�DUHD��$�SURMHFWLRQ�WKDW�SUHVHUYHV�DUHD��VXFK�DV�WKH�
$OEHUV�HTXDO�DUHD�FRQLF�SURMHFWLRQ��VKRXOG�EH�XVHG�LI�PRUH�
DFFXUDWH�FDOFXODWLRQV�RI�GLVWDQFH�RU�DUHD�DUH�UHTXLUHG�

7KLV�SURGXFW�LV�JHQHUDWHG�IURP�WKH�86'$�15&6�FHUWLILHG�GDWD�DV�
RI�WKH�YHUVLRQ�GDWH�V��OLVWHG�EHORZ�

6RLO�6XUYH\�$UHD�� &DVWOH�5RFN�$UHD��&RORUDGR
6XUYH\�$UHD�'DWD�� 9HUVLRQ�����6HS��������

6RLO�PDS�XQLWV�DUH�ODEHOHG��DV�VSDFH�DOORZV��IRU�PDS�VFDOHV�
���������RU�ODUJHU�

'DWH�V��DHULDO�LPDJHV�ZHUH�SKRWRJUDSKHG�� -XQ��������²-XQ�����
����

7KH�RUWKRSKRWR�RU�RWKHU�EDVH�PDS�RQ�ZKLFK�WKH�VRLO�OLQHV�ZHUH�
FRPSLOHG�DQG�GLJLWL]HG�SUREDEO\�GLIIHUV�IURP�WKH�EDFNJURXQG�
LPDJHU\�GLVSOD\HG�RQ�WKHVH�PDSV��$V�D�UHVXOW��VRPH�PLQRU�
VKLIWLQJ�RI�PDS�XQLW�ERXQGDULHV�PD\�EH�HYLGHQW�

&XVWRP�6RLO�5HVRXUFH�5HSRUW
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7DEOHV²'ZHOOLQJV�:LWK�%DVHPHQWV��=5���������

0DS�XQLW�
V\PERO

0DS�XQLW�QDPH 5DWLQJ &RPSRQHQW�
QDPH��SHUFHQW�

5DWLQJ�UHDVRQV�
�QXPHULF�
YDOXHV�

$FUHV�LQ�$2, 3HUFHQW�RI�$2,

%R %ODNHODQG�2UVD�
DVVRFLDWLRQ����
WR���SHUFHQW�
VORSHV

1RW�OLPLWHG %ODNHODQG������ ���� ����

2UVD������

%U% %UHVVHU�VDQG\�
ORDP��FRRO����WR�
��SHUFHQW�
VORSHV

1RW�OLPLWHG %UHVVHU��FRRO�
�����

����� �����

7UXFNWRQ�����

%U' %UHVVHU�VDQG\�
ORDP��FRRO����WR�
��SHUFHQW�
VORSHV

1RW�OLPLWHG %UHVVHU��FRRO�
�����

���� ����

$VFDORQ������

7UXFNWRQ�����

%W( %UHVVHU�7UXFNWRQ�
VDQG\�ORDPV����
WR����SHUFHQW�
VORSHV

6RPHZKDW�
OLPLWHG

%UHVVHU������ 6ORSH������� ����� ����

)R' )RQGLV�FOD\�ORDP��
��WR���SHUFHQW�
VORSHV

6RPHZKDW�
OLPLWHG

)RQGLV������ 6KULQN�VZHOO�
������

���� ����

)X )RQGLV�.XWFK�
DVVRFLDWLRQ

6RPHZKDW�
OLPLWHG

)RQGLV������ 6ORSH������� ���� ����

6KULQN�VZHOO�
������

.W( .XWFK�VDQG\�
ORDP����WR����
SHUFHQW�VORSHV

6RPHZKDW�
OLPLWHG

.XWFK������ 6ORSH������� ����� �����

6KULQN�VZHOO�
������

'HSWK�WR�VRIW�
EHGURFN�������

.Z) .XWFK�1HZOLQ�
6WDSOHWRQ�
FRPSOH[����WR�
���SHUFHQW�
VORSHV

9HU\�OLPLWHG .XWFK������ 6ORSH������� ����� �����

6KULQN�VZHOO�
������

'HSWK�WR�VRIW�
EHGURFN�������

1HZOLQ������ 6ORSH�������

6WDSOHWRQ������ 6ORSH�������

/R /RDP\�DOOXYLDO�
ODQG

9HU\�OLPLWHG /RDP\�DOOXYLDO�
ODQG������

)ORRGLQJ������� ��� ����

'HSWK�WR�
VDWXUDWHG�]RQH�
������

/Z /RDP\�ZHW�
DOOXYLDO�ODQG

9HU\�OLPLWHG /RDP\�ZHW�
DOOXYLDO�ODQG�
�����

)ORRGLQJ������� ��� ����

'HSWK�WR�
VDWXUDWHG�]RQH�
������
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0DS�XQLW�
V\PERO

0DS�XQLW�QDPH 5DWLQJ &RPSRQHQW�
QDPH��SHUFHQW�

5DWLQJ�UHDVRQV�
�QXPHULF�
YDOXHV�

$FUHV�LQ�$2, 3HUFHQW�RI�$2,

1H( 1HZOLQ�JUDYHOO\�
VDQG\�ORDP����
WR����SHUFHQW�
VORSHV

9HU\�OLPLWHG 1HZOLQ������ 6ORSH������� ���� ����

6D 6DPSVRQ�ORDP 1RW�OLPLWHG 6DPSVRQ������ ���� ����

6H 6DQG\�ZHW�
DOOXYLDO�ODQG

9HU\�OLPLWHG 6DQG\�ZHW�
DOOXYLDO�ODQG�
�����

)ORRGLQJ������� ����� ����

'HSWK�WR�
VDWXUDWHG�]RQH�
������

6V( 6WDSOHWRQ�ORDP\�
VDQG����WR����
SHUFHQW�VORSHV

9HU\�OLPLWHG 6WDSOHWRQ������ 6ORSH������� ���� ����

6Y 6WRQ\�VWHHS�ODQG 9HU\�OLPLWHG 6WRQ\�VWHHS�ODQG�
������

'HSWK�WR�KDUG�
EHGURFN�������

��� ����

6ORSH�������

/DUJH�VWRQHV�
������

: :DWHU 1RW�UDWHG :DWHU������ ��� ����

$TXHQWV�����

7RWDOV�IRU�$UHD�RI�,QWHUHVW ������� ������

5DWLQJ $FUHV�LQ�$2, 3HUFHQW�RI�$2,

6RPHZKDW�OLPLWHG ����� �����

9HU\�OLPLWHG ����� �����

1RW�OLPLWHG ����� �����

1XOO�RU�1RW�5DWHG ��� ����

7RWDOV�IRU�$UHD�RI�,QWHUHVW ������� ������

5DWLQJ�2SWLRQV²'ZHOOLQJV�:LWK�%DVHPHQWV��=5���������

$JJUHJDWLRQ�0HWKRG��'RPLQDQW�&RQGLWLRQ

&RPSRQHQW�3HUFHQW�&XWRII��1RQH�6SHFLILHG�

7LH�EUHDN�5XOH��+LJKHU
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5HIHUHQFHV
$PHULFDQ�$VVRFLDWLRQ�RI�6WDWH�+LJKZD\�DQG�7UDQVSRUWDWLRQ�2IILFLDOV��$$6+72���
������6WDQGDUG�VSHFLILFDWLRQV�IRU�WUDQVSRUWDWLRQ�PDWHULDOV�DQG�PHWKRGV�RI�VDPSOLQJ�
DQG�WHVWLQJ����WK�HGLWLRQ�

$PHULFDQ�6RFLHW\�IRU�7HVWLQJ�DQG�0DWHULDOV��$670���������6WDQGDUG�FODVVLILFDWLRQ�RI�
VRLOV�IRU�HQJLQHHULQJ�SXUSRVHV��$670�6WDQGDUG�'��������

&RZDUGLQ��/�0���9��&DUWHU��)�&��*ROHW��DQG�(�7��/D5RH��������&ODVVLILFDWLRQ�RI�
ZHWODQGV�DQG�GHHS�ZDWHU�KDELWDWV�RI�WKH�8QLWHG�6WDWHV��8�6��)LVK�DQG�:LOGOLIH�
6HUYLFH�):6�2%6�������

)HGHUDO�5HJLVWHU��-XO\�����������&KDQJHV�LQ�K\GULF�VRLOV�RI�WKH�8QLWHG�6WDWHV�

)HGHUDO�5HJLVWHU��6HSWHPEHU�����������+\GULF�VRLOV�RI�WKH�8QLWHG�6WDWHV�

+XUW��*�:���DQG�/�0��9DVLODV��HGLWRUV��9HUVLRQ������������)LHOG�LQGLFDWRUV�RI�K\GULF�
VRLOV�LQ�WKH�8QLWHG�6WDWHV�

1DWLRQDO�5HVHDUFK�&RXQFLO��������:HWODQGV��&KDUDFWHULVWLFV�DQG�ERXQGDULHV�

6RLO�6XUYH\�'LYLVLRQ�6WDII��������6RLO�VXUYH\�PDQXDO��6RLO�&RQVHUYDWLRQ�6HUYLFH��
8�6��'HSDUWPHQW�RI�$JULFXOWXUH�+DQGERRN�����KWWS���ZZZ�QUFV�XVGD�JRY�ZSV�SRUWDO�
QUFV�GHWDLO�QDWLRQDO�VRLOV�"FLG QUFV���S�B�������

6RLO�6XUYH\�6WDII��������6RLO�WD[RQRP\��$�EDVLF�V\VWHP�RI�VRLO�FODVVLILFDWLRQ�IRU�
PDNLQJ�DQG�LQWHUSUHWLQJ�VRLO�VXUYH\V���QG�HGLWLRQ��1DWXUDO�5HVRXUFHV�&RQVHUYDWLRQ�
6HUYLFH��8�6��'HSDUWPHQW�RI�$JULFXOWXUH�+DQGERRN������KWWS���
ZZZ�QUFV�XVGD�JRY�ZSV�SRUWDO�QUFV�GHWDLO�QDWLRQDO�VRLOV�"FLG QUFV���S�B�������

6RLO�6XUYH\�6WDII��������.H\V�WR�VRLO�WD[RQRP\����WK�HGLWLRQ��8�6��'HSDUWPHQW�RI�
$JULFXOWXUH��1DWXUDO�5HVRXUFHV�&RQVHUYDWLRQ�6HUYLFH��KWWS���
ZZZ�QUFV�XVGD�JRY�ZSV�SRUWDO�QUFV�GHWDLO�QDWLRQDO�VRLOV�"FLG QUFV���S�B�������

7LQHU��5�:���-U��������:HWODQGV�RI�'HODZDUH��8�6��)LVK�DQG�:LOGOLIH�6HUYLFH�DQG�
'HODZDUH�'HSDUWPHQW�RI�1DWXUDO�5HVRXUFHV�DQG�(QYLURQPHQWDO�&RQWURO��:HWODQGV�
6HFWLRQ�

8QLWHG�6WDWHV�$UP\�&RUSV�RI�(QJLQHHUV��(QYLURQPHQWDO�/DERUDWRU\��������&RUSV�RI�
(QJLQHHUV�ZHWODQGV�GHOLQHDWLRQ�PDQXDO��:DWHUZD\V�([SHULPHQW�6WDWLRQ�7HFKQLFDO�
5HSRUW�<������

8QLWHG�6WDWHV�'HSDUWPHQW�RI�$JULFXOWXUH��1DWXUDO�5HVRXUFHV�&RQVHUYDWLRQ�6HUYLFH��
1DWLRQDO�IRUHVWU\�PDQXDO��KWWS���ZZZ�QUFV�XVGD�JRY�ZSV�SRUWDO�QUFV�GHWDLO�VRLOV�
KRPH�"FLG QUFV���S�B�������

8QLWHG�6WDWHV�'HSDUWPHQW�RI�$JULFXOWXUH��1DWXUDO�5HVRXUFHV�&RQVHUYDWLRQ�6HUYLFH��
1DWLRQDO�UDQJH�DQG�SDVWXUH�KDQGERRN��KWWS���ZZZ�QUFV�XVGD�JRY�ZSV�SRUWDO�QUFV�
GHWDLO�QDWLRQDO�ODQGXVH�UDQJHSDVWXUH�"FLG VWHOSUGE��������
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8QLWHG�6WDWHV�'HSDUWPHQW�RI�$JULFXOWXUH��1DWXUDO�5HVRXUFHV�&RQVHUYDWLRQ�6HUYLFH��
1DWLRQDO�VRLO�VXUYH\�KDQGERRN��WLWOH�����9,��KWWS���ZZZ�QUFV�XVGD�JRY�ZSV�SRUWDO�
QUFV�GHWDLO�VRLOV�VFLHQWLVWV�"FLG QUFV���S�B�������

8QLWHG�6WDWHV�'HSDUWPHQW�RI�$JULFXOWXUH��1DWXUDO�5HVRXUFHV�&RQVHUYDWLRQ�6HUYLFH��
������/DQG�UHVRXUFH�UHJLRQV�DQG�PDMRU�ODQG�UHVRXUFH�DUHDV�RI�WKH�8QLWHG�6WDWHV��
WKH�&DULEEHDQ��DQG�WKH�3DFLILF�%DVLQ��8�6��'HSDUWPHQW�RI�$JULFXOWXUH�+DQGERRN�
�����KWWS���ZZZ�QUFV�XVGD�JRY�ZSV�SRUWDO�QUFV�GHWDLO�QDWLRQDO�VRLOV�"
FLG QUFV���S�B�������

8QLWHG�6WDWHV�'HSDUWPHQW�RI�$JULFXOWXUH��6RLO�&RQVHUYDWLRQ�6HUYLFH��������/DQG�
FDSDELOLW\�FODVVLILFDWLRQ��8�6��'HSDUWPHQW�RI�$JULFXOWXUH�+DQGERRN������KWWS���
ZZZ�QUFV�XVGD�JRY�,QWHUQHW�)6(B'2&80(176�QUFV���S�B�������SGI�

&XVWRP�6RLO�5HVRXUFH�5HSRUW

��
Pine Canyon Planned Development Rezoning & Water Appeal 
Project File: ZR2020-010 & MI2020-009 
Board of County Commissioners Staff Report Attachment C - Page 109 of 131

http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/scientists/?cid=nrcs142p2_054242
http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/scientists/?cid=nrcs142p2_054242
http://www.nrcs.usda.gov/wps/portal/nrcs/detail/national/soils/?cid=nrcs142p2_053624
http://www.nrcs.usda.gov/wps/portal/nrcs/detail/national/soils/?cid=nrcs142p2_053624
http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_052290.pdf
http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_052290.pdf
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410 S. Wilcox Street  ∙  Castle Rock, Colorado 80104  ∙  720-643.2400  ∙  douglas.co.us/health-department 

April 12, 2023 
  
Matt Jakubowski 
100 Third St.  
Castle Rock, CO 80104  
  
RE: ZR2020-010  
  
Dear Mr. Jakubowski,  
  
Thank you for the opportunity to review and comment on the Pine Canyon Planned 
Development.  Douglas County Health Department (DCHD) staff have reviewed the application 
for compliance with pertinent environmental and public health regulations.  After reviewing the 
application, DCHD has the following comments. 
 
Will Serve - Water and Sewer Service 
DCHD has received site approval letters from CDPHE for the proposed water treatment plant.  
Therefore, DCHD can provide a favorable recommendation regarding the proposed method of 
sewage disposal. 
 
Fugitive Dust  
Exposure to air pollution is associated with a number of health problems including asthma, lung 
cancer, and heart disease.  Construction and traffic in unpaved areas may contribute to 
increased fugitive dust emissions.  DCHD recommends that the applicant utilize all available 
methods to minimize fugitive dust.  Control measures or procedures that may be employed 
include, but are not limited to, watering, chemical stabilization, carpeting roads with aggregate, 
and speed restrictions.   
 
 
Please feel free to contact me at 720-907-4888 or bfreyer@douglas.co.us if you have any 
questions about our comments.  
  
Sincerely,   
  

  
Brent Freyer 
Environmental Health Specialist I 
Douglas County Health Department 
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100 Third Street, Castle Rock, Colorado 80104 • 303.660.7460 

Historic Preservation  

 
Department of Community Development 

www.douglas.co.us 

April 12, 2023 
 
Matt Jakubowski, AICP, Chief Planner 
Douglas County Department of Community Development 
Planning Services Division 
100 Third St., Castle Rock, CO 80104 
 
Re: ZR2020-010 Pine Canyon Planned Development  
 
Dear Mr. Jakubowski: 
 
This letter provides comments regarding the Pine Canyon Planned Development ZR2020-010 2nd 
Referral for Planned Development (PD) rezoning establishing the Pine Canyon PD in unincorporated 
Douglas County. The PD proposes single-family, multi-family, non-residential and mixed-use 
development, a hotel/spa, parks, trails, school site, and transit mobility hub. The 500-acre site is 
generally located north of Scott Blvd., south of Black Feather Trl., west of Founders Pkwy., and east of 
Prairie Hawk Dr. in Douglas County.   

After review of the project, the applicant has addressed concerns from first referral response and the 
project narrative addresses cultural resource mitigation in section 4.8 Cultural Resource Report, in the 
PD it states “Owner, at its sole expense, has completed a Cultural Resource Report.  The 
recommendations of the report shall be implemented prior to submittal of the first preliminary plan 
subdivision proposal within the PD”.  Staff has no further recommendations.   

There is potential for buried archaeological resources related to prehistoric activities in the project area 
and potential for the discovery of subsurface cultural deposits during ground moving activities.  Should 
buried artifacts and features be discovered, we recommend completion of the appropriate Colorado 
Office of Archaeology and Historic Preservation (OAHP) Data Management and Historic and/or 
Prehistoric Component forms, following OAHP guidelines, with accompanying sketch maps and 
photographs. Completed forms are submitted to OAHP to ensure that Douglas County’s historic or 
prehistoric data is included in the Colorado OAHP state-wide database of cultural resources. 

Thank you in advance for your attention to the preservation and protection of Douglas County’s cultural 
resources for future generations. 
 

Sincerely, 

Brittany Cassell 
Brittany Cassell, Curator 

 

Pine Canyon Planned Development Rezoning & Water Appeal 
Project File: ZR2020-010 & MI2020-009 
Board of County Commissioners Staff Report Attachment C - Page 112 of 131



Pine Canyon Planned Development Rezoning & Water Appeal 
Project File: ZR2020-010 & MI2020-009 
Board of County Commissioners Staff Report Attachment C - Page 113 of 131



Pine Canyon Planned Development Rezoning & Water Appeal 
Project File: ZR2020-010 & MI2020-009 
Board of County Commissioners Staff Report Attachment C - Page 114 of 131



100 Third Street, Castle Rock, Colorado 80104 • 303.660.7460 

 
 

Date sent: March 22, 2023 Comments due by: April 12, 2023 

Project Name: Pine Canyon Planned Development – 2nd Referral 
Project File #: ZR2020-010 

Project Summary: 

2nd Referral for Planned Development (PD) rezoning establishing 
the Pine Canyon PD in unincorporated Douglas County. PD 
proposes single-family, multi-family, non-residential and mixed-
use development, a hotel/spa, parks, trails, school site, and transit 
mobility hub. The 500-acre site is generally located north of Scott 
Blvd., south of Black Feather Trl., west of Founders Pkwy., and 
east of Prairie Hawk Dr.  
The PD is being processed concurrent with the Pine Canyon PD 
Water Appeal (MI2020-009), and proposed service plans for the 
Pine Canyon Metropolitan District (SV2020-001). 

Information on the identified development proposal located in Douglas County is enclosed.  
Please review and comment in the space provided. 

 No Comment 
 Please be advised of the following concerns: 

 
 
 
 

 See letter attached for detail. 

Agency:       Phone #:       

Your Name:       Your Signature: 
(please print) Date:       

 

Agencies should be advised that failure to submit written comments prior to the due date, or to 
obtain the applicant’s written approval of an extension, will result in written comments being 
accepted for informational purposes only. 
 

Sincerely, 
 

Matt Jakubowski, AICP   Mike Pesicka 
Chief Planner     Principal Planner 
mjakubow@douglas.co.us   mpesicka@douglas.co.us 

REFERRAL RESPONSE REQUEST – PLANNED DEVELOPMENT REZONING 

            Planning Services 

 
Department of Community Development 

www.douglas.co.us 
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100 Third Street, Castle Rock, Colorado 80104 • 303.660.7490 

Engineering Services 

 
Department of Public Works Engineering 

www.douglas.co.us 

April 18, 2023                                                                                         DV2020-177 
 
James Walker  
JRW Family Limited Liability Limited Partnership LLLP 
5975 E Jamison Place 
Centennial, CO 80112 
 
RE:   Pine Canyon Planned Development (PD) 
 Rev2 PWE Comments 
 
Mr. Walker, 
 
Douglas County Public Works Engineering (PWE) has reviewed the proposed Pine Canyon Planned 
Development (PD) rev2 submittal.  Our comments are below.    
 
TECHNICAL DOCUMENTATION 
 

• Sheet 4 of 15, Section 1.3 – Streets 
o Please delete subsection (b) as the topics of improvements, dedications and funding of 

transportation improvements are covered elsewhere in the PD.  
o Please indicate in this section that dedications required for roadway and intersection 

improvements and expansions will be made to CDOT, Douglas County and/or the Town of 
Castle Rock at no cost to the public.  Dedications shall be made at the time of recordation of a 
Final Plat for land adjacent to the roadways or when improvements are warranted, whichever 
comes first.  This includes but is not limited to widening/expansion of existing roadways such 
as Liggett Road and Founders Parkway. 

 

• Sheet 5 of 15, Section 2.4(B) – Site Access Improvements 
o Regarding subsection (a), note that Douglas County does not own or control right-of-way or 

access at the planned Pine Canyon access points on Liggett Road, Front Street, Woodland 
Boulevard, Prairie Lane and Founders Parkway.  The PD should include language acknowledging 
that design and construction of access improvements to these roadways will require joint plan 
approval and permitting with Douglas County, the Town of Castle Rock and/or CDOT. 

 
o Please change subsection (c) to read:  

“Owner, or one or more Title 32 Metro Districts, its successors or assigns shall, at its 
expense, design and construct all necessary improvements at the following access 
points, as identified in the Douglas County-accepted Pine Canyon traffic impact study.” 
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Page 2 of 3 

o Please add subsections v. and vi. to subsection (c) referencing to access points at Woodlands 
Boulevard to PA-11 and PA-13 and Prairie Lane to PA-13. 

 

• Sheet 5 of 15, Section 2.4(C) – Off-Site Roadway Improvements 
o Please change subsection (a) to read:  

“Owner, or one or more Title 32 Metro Districts, its successors or assigns shall, at its 
expense, provide the proportionate share of financial contribution towards 
improvements at the same rate as its share of the increase in traffic as identified in 
the Douglas County-accepted Pine Canyon traffic impact study.  The contribution shall 
be collected when improvements are warranted or at recordation of final plat, as 
determined by Douglas County Public Works.” 

 
o Per the Town of Castle Rock Transportation Master Plan and Transportation Design Criteria 

Manual, Liggett Road is expected to be expanded to a 4-lane major arterial roadway, requiring 
a minimum right-of-way width of 111 feet.  The existing right-of-way width along the Pine 
Canyon frontage is about 63 feet. Given this, please include the following provision in the PD 
language under off-site commitments:  

“Pine Canyon shall dedicate 24 feet of right-of-way along its frontage on each side 
of Liggett Road to accommodate widening Liggett Road to a Town of Castle Rock 
4-lane major arterial roadway.” 

 
o Per the Town of Castle Rock Transportation Master Plan and comments from CDOT regarding 

the Pine Canyon submittal, Founders Parkway is expected to be expanded to a 6-lane roadway.  
Per Table 4-1 of the CDOT Roadway Design Guide (2018) a 6-lane road without a frontage road 
requires 175-feet of right-of-way.  Existing right-of-way width along the Founders Parkway 
project frontage varies from about 105 to 110 feet and the roadway is constrained by existing 
improvements east of the constructed roadway.  Given this, please include the following 
provision in the PD language under off-site commitments:  

“Pine Canyon shall dedicate 70 feet along its frontage on the west side of Founders 
Parkway to accommodate widening Founders Parkway to a CDOT 6-lane 
roadway.” 

 
Sheet 5 of 15, Section 2.6– Stormwater Management and Drainage Improvements 

o Please capitalize the first letters of Mile High Flood District.  
 
Traffic Impact Analysis (TIA) 

• A summary of traffic impact reports submitted and reviewed by PWE is provided below: 
o The original TIA was published in March 2020 and was provided in an October 2020 submittal. 

▪ PWE provided comments in a letter dated November 6, 2020. 
o A revised TIA was published in May 2021. 
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▪ PWE issued a comment letter dated June 22, 2021. 
o A revised TIA was published in June 2021. 

▪ PWE issued a comment letter dated July 14, 2021, indicating we had no further comments 
regarding the TIA.  

 

• A revised TIA was not provided with the March 2023 submittal.  We presume this is because the TIA 
was not revised following our July 2021 comment letter.  Based on this we understand the June 2021 
TIA will serve as the master traffic study for the Pine Canyon project.  

 
Drainage Study 

• The following observations were made but can be addressed in Phase II and/or Phase III drainage 
reports:  

o The imperviousness of proposed Basin N was calculated to be about 39%, a significant 
increase over the calculated 12% imperviousness of existing Basin EX1 from which Basin 
N was formed.  It appears some of the runoff will transfer to a detention pond in Basin A 
and some will transfer to Basin OSP-2.  Improvements (e.g. a diversion ditch conveying to 
Basin A or a pond in Basin N) may be needed to prevent undetained developed runoff 
from entering Basin OSP-2. 

o Please note that significant increases in runoff volumes may require downstream 
drainage improvements where developed flows convey to areas which developed before 
Pine Canyon. 

o If developed flows will convey from Basin M to the Castle Oaks subdivision via Design 
Points 17.1 to 17.3, measures may be needed to ensure the existing pond or ponds in 
Castle Oaks are not overwhelmed. 

 
 
DOUGLAS COUNTY PUBLIC WORKS DEVELOPMENT RESOURCES 
Many resources including criteria manuals, agreement forms, warranty and maintenance applications, 
templates for O & M manuals and other items are available at the web page below: 

• https://www.douglas.co.us/public-works/development-review/ 
 
Please let me know if you have any questions regarding the items above.  
 
Respectfully, 

 
Kenneth M Murphy, P.E.  
Senior Development Review Engineer                   
kmurphy@douglas.co.us                                   
cc: DV File  
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620 Wilcox Street 

Castle Rock, Colorado 80104 

 

 

April 13, 2023 

 

Matt Jakubowski, Chief Planner 

Douglas County Department of Community Development 

Planning Services Division 

100 Third St., Castle Rock, CO 80104 

mjakubow@douglas.co.us 

 

RE: Pine Canyon Planned Development-2nd Referral (ZR2020-010) 

 

Dear Mr. Jakubowski, 

 

Thank you for the opportunity to respond to the above referenced application. It is our 

understanding that the applicant is requesting approval for 1,800 residential units on 

approximately 309.3 acres. The property is generally located north of Scott Boulevard, south of 

Black Feather Trail, west of Founders Parkway, and east of Prairie Hawk Drive.  

 

On behalf of Douglas County School District, we have a couple comments regarding this 

application. DCSD has calculated the amount of school site land dedication required for students 

generated by the proposal. A total of 873 students are expected from the development 

requiring a total land dedication requirement of 20.56 acres. This estimate includes 469 

elementary school students, 135 middle school students, and 269 high school students.  

 

The Planned Development Plan indicates a 12.7-acre school site in Planning Area 14. With a total 

school land dedication requirement of 20.56-acres, DCSD therefore requests payment of cash-

in-lieu of land dedication for the remaining 7.86-acres of the school land requirement. Pursuant 

to Section 1004.05.3 of the Douglas County Subdivision Resolution, “The cash-in-lieu fee shall be 

equivalent to the full market value of the acreage required for school land dedication. Value shall 

be based on anticipated market value after completion of platting. The applicant shall submit a 

proposal for the cash-in-lieu fee and supply the information necessary for the Board to evaluate 

the adequacy of the proposal. This information shall include at least one appraisal of the 

property by a qualified appraiser.”  

 

Additionally, DCSD would ask for a voluntary mid-range contribution towards the Capital 

Mitigation component to be paid directly to the District. In this case the contributions would 

amount to $2701 per single –family dwelling unit and $338 per multi-family dwelling paid at final 

plat. We would like to have this agreement as a condition of approval for this application to 
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move forward. Thank you for your support of our mutual constituents! 

 

Sincerely, 

 

Shavon Caldwell 

Planning Manager, DCSD Planning & Construction 

scaldwell2@dcsdk12.org  

office: 303.387.0417  

mobile: 720.428.1170 
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PINE CANYON PD SCHOOL LAND DEDICATION CALCULATIONS
7/21/2020

Elementary Elementary Middle School High Total 
School Land School School Middle Land School School High Land School School

Planning  Dwelling  DU's Per Generation Elementary Requirement Land Generation School Requirement Land Generation  School Requirement Land Land
Area Acres Units Acre Rate Students AC/Student Requirement Rate Students AC/Student Requirement Rate Students AC/Student Requirement Requirement
1 21.2 75 3.5 0.48 36 0.14 11 0.28 21
2 14.3 50 3.5 0.48 24 0.14 7 0.28 14
3 21.9 95 4.3 0.48 46 0.14 13 0.28 27
4 53.6 90 1.7 0.52 47 0.15 14 0.29 26
6 21.4 0 0.0 0 0 0 0 0 0
8 25.3 105 4.2 0.48 50 0.14 15 0.28 29
9 32.1 135 4.2 0.48 65 0.14 19 0.28 38
10 14.9 35 2.3 0.48 17 0.14 5 0.28 10
11 12.6 40 3.2 0.48 19 0.14 6 0.28 11
12 19.5 90 4.6 0.48 43 0.14 13 0.28 25
13 21.6 85 3.9 0.48 41 0.14 12 0.28 24
16 15.8 225 14.2 0.17 38 0.05 11 0.11 25
17 9.8 200 20.4 0.07 14 0.03 6 0.05 10
18 25.3 575 22.7 0.05 28.75 0.008 5 0.017 10

TOTAL 309.3 1800 469 0.018 8.43 135 0.03 4.04 269 0.03 8.08 20.56
7.86

Pine Canyon Planned Development Rezoning & Water Appeal 
Project File: ZR2020-010 & MI2020-009 
Board of County Commissioners Staff Report Attachment C - Page 121 of 131



100 Third Street, Castle Rock, Colorado 80104 • 303.660.7460 

 
 

Date sent: March 22, 2023 Comments due by: April 12, 2023 

Project Name: Pine Canyon Planned Development – 2nd Referral 
Project File #: ZR2020-010 

Project Summary: 

2nd Referral for Planned Development (PD) rezoning establishing 
the Pine Canyon PD in unincorporated Douglas County. PD 
proposes single-family, multi-family, non-residential and mixed-
use development, a hotel/spa, parks, trails, school site, and transit 
mobility hub. The 500-acre site is generally located north of Scott 
Blvd., south of Black Feather Trl., west of Founders Pkwy., and 
east of Prairie Hawk Dr.  
The PD is being processed concurrent with the Pine Canyon PD 
Water Appeal (MI2020-009), and proposed service plans for the 
Pine Canyon Metropolitan District (SV2020-001). 

Information on the identified development proposal located in Douglas County is enclosed.  
Please review and comment in the space provided. 

 No Comment 
 Please be advised of the following concerns: 

 
 
 
 

 See letter attached for detail. 

Agency:       Phone #:       

Your Name:       Your Signature: 
(please print) Date:       

 

Agencies should be advised that failure to submit written comments prior to the due date, or to 
obtain the applicant’s written approval of an extension, will result in written comments being 
accepted for informational purposes only. 
 

Sincerely, 
 

Matt Jakubowski, AICP   Mike Pesicka 
Chief Planner     Principal Planner 
mjakubow@douglas.co.us   mpesicka@douglas.co.us 

REFERRAL RESPONSE REQUEST – PLANNED DEVELOPMENT REZONING 

            Planning Services 

 
Department of Community Development 

www.douglas.co.us 

Mile High Flood District

Jeff Battiste

303-455-6277 

4/14/23

Project is outside of MHFD boundary. 
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DEPARTMENT OF THE ARMY 
CORPS OF ENGINEERS, OMAHA DISTRICT 

DENVER REGULATORY OFFICE, 9307 SOUTH WADSWORTH BOULEVARD 
LITTLETON, COLORADO 80128-6901 

 
  
 

 
SUBJECT: Section 404 of the Clean Water Act Initial Comments  
 
To whom it concerns: 
      
     In accordance with Section 404 of the Clean Water Act, the U.S. Army Corps of 
Engineers reviews and authorizes any work associated with the discharge of dredged or 
fill material, and any excavation associated with a dredge or fill project, either temporary 
or permanent, in waters of the United States.  Waters of the United States may include 
ephemeral, intermittent and perennial streams, wetlands, lakes, ponds, drainage ditches 
and irrigation ditches. Please note that the discharge of dredged or fill material into 
upland areas or aquatic resources which are not waters of the United States does not 
require authorization from this office. 
 
     Jurisdictional Determinations identify the locations and amounts of aquatic resources 
within a specified area to determine if they are or are not waters of the United States.  
Prior to submitting a request for a Jurisdictional Determination, we recommend a 
wetland delineation be conducted in the field by a qualified environmental consultant. A 
wetland delineation identifies the boundaries of aquatic resources located within your 
project area and must be conducted using the methods outlined in the Corps of 
Engineers Wetlands Delineation Manual and applicable regional supplements.   
 
     Nationwide Permits authorize common types of dredge and fill activities in waters of 
the United States that will result in a minimal adverse effect to the environment.  Some 
fill activities require a pre-construction notification (PCN) to the Corps prior to any work 
and possibly coordination with other local or state agencies.  Descriptions of the current 
nationwide permits and their general conditions can be found at:  
 
https://www.nwo.usace.army.mil/Missions/Regulatory-Program/Colorado/ 
 
     Regional General Permits authorize specific types of dredge and fill activities in 
waters of the United States that will result in a minimal adverse effect to the 
environment. These fill activities require a pre-construction notification to the Corps prior 
to starting work, and possibly coordination with other local or state agencies. Please 
note several of the RGP's are applicant and location specific.  Descriptions of the 
current regional general permit activities and their general conditions can be found at: 
 
https://www.nwo.usace.army.mil/Missions/Regulatory-Program/Colorado/Regional-
General-Permits/ 
 
     Standard Individual Permits authorize dredge and fill activities that do not qualify for 
Nationwide or Regional General Permits.  We recommend contacting the Denver 
Regulatory Office to arrange for a pre-application consultation prior to applying for a 
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- 2 - 
 
 
 
 
Standard Individual Permit.  Standard Individual Permits include public interest review 
procedures, including public notice, notification of adjacent property owners and review 
of public and agency comments.  Standard Individual Permits require an evaluation of 
effects for a range of alternatives.  The Corps will evaluate practicable (cost, logistics, 
and technology) alternatives that meet the overall project purpose for environmental 
effects.  Alternatives can include off-site alternatives and alternative designs. When 
evaluating Standard Individual Permit applications, the Corps can only issue a permit for 
the least environmentally damaging practicable alternative (LEDPA).  In some cases, 
the LEDPA may not be the applicant's preferred alternative. The Standard Individual 
Permit application form and instructions can be found at:  
 
https://www.usace.army.mil/Missions/Civil-Works/Regulatory-Program-and 
Permits/Obtain-a-Permit/ 
 
     A federal action occurs when a discharge of dredged or fill material into waters of the 
United State requires a Clean Water Act Section 404 permit.  For the Corps to make a 
permit decision, the applicant must provide enough information to demonstrate 
compliance with Section 106 of the National Historic Preservation Act (NHPA) and 
Section 7 of the Endangered Species Act (ESA). 
 
     Dredge and fill activities in waters of the United States must be designed and 
constructed to avoid and minimize adverse effects, both temporary and permanent, to 
the maximum extent practicable at the project site.  Mitigation, including avoiding, 
minimizing, rectifying, reducing, or compensating for resource losses, will be required to 
the extent necessary to ensure that the adverse effects to the aquatic site are minimal.  
Any loss of function at an aquatic site may require mitigation.  Mitigation requirements 
will be determined during the Clean Water Act Section 404 review process. 
 
     If the activity you described would impact waters of the United States, the Denver 
Regulatory Office should be notified.  Please include a map identifying dimensions of 
work in each aquatic site, the county, Township, Range and Section and the latitude 
and longitude of the activity in decimal degrees, along with a description of your 
request, to the Denver Regulatory Office mailbox located at  
DenverRegulatoryMailbox@usace.army.mil  or contact the Denver Regulatory Office at 
303-979-4120. 
 
 Sincerely, 
 
 
 
 Kiel Downing 
 Chief, Denver Regulatory Office 
 

Pine Canyon Planned Development Rezoning & Water Appeal 
Project File: ZR2020-010 & MI2020-009 
Board of County Commissioners Staff Report Attachment C - Page 124 of 131

https://www.usace.army.mil/Missions/Civil-Works/Regulatory-Program-and%C2%AD%20Permits/Obtain-a-Permit/
https://www.usace.army.mil/Missions/Civil-Works/Regulatory-Program-and%C2%AD%20Permits/Obtain-a-Permit/
mailto:DenverRegulatoryMailbox@usace.army.mil


From: Lunz, Kate S on behalf of ColoradoES, FW6
To: Matt Jakubowski
Subject: RE: [EXTERNAL] Referral Response - Douglas County Pine Canyon Planned Development (ZR2020-010)
Date: Friday, April 14, 2023 9:40:52 AM

Hi Matt,
 
USFWS has no additional comments on this project.
 
Thanks,
Kate Lunz
 
---
Kate Lunz, Ph.D. (she/her)
Fish and Wildlife Biologist / Preble’s Lead
Colorado Ecological Services Office
134 Union Blvd
Lakewood, CO 80228
(303) 236-4752
 

From: Matt Jakubowski <mjakubow@douglas.co.us> 
Sent: Thursday, April 13, 2023 3:04 PM
To: ColoradoES, FW6 <ColoradoES@fws.gov>
Subject: [EXTERNAL] Referral Response - Douglas County Pine Canyon Planned Development
(ZR2020-010)
 

 

 This email has been received from outside of DOI - Use caution before clicking on links,
opening attachments, or responding.  

 

Good Afternoon,
 

Douglas County completed a 2nd referral for the Pine Canyon Planned Development on April 12th. I
have attached correspondence that the applicant obtained from USFWS in December 2022.
However, being that the County’s official referral period concluded, please let me know if USFWS
would like to submit any additional comments. I have attached the referral response request form
for reference.
 

Project Name:   Pine Canyon Planned Development – 2nd Referral
Project File #:     ZR2020-010
Project Summary:            2nd Referral for Planned Development (PD) rezoning establishing the
Pine Canyon PD in unincorporated Douglas County. PD proposes single-family, multi-family,
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non-residential and mixed-use development, a hotel/spa, parks, trails, school site, and transit
mobility hub. The 500-acre site is generally located north of Scott Blvd., south of Black
Feather Trl., west of Founders Pkwy., and east of Prairie Hawk Dr.
 
The PD is being processed concurrent with the Pine Canyon PD Water Appeal (MI2020-009),
and proposed service plans for the Pine Canyon Metropolitan District (SV2020-001).

 
Thank you very much, and let me know if you have any questions.
 
Matt Jakubowski, AICP | Chief Planner
Douglas County Department of Community Development
Planning Services Division
Address | 100 Third St., Castle Rock, CO 80104
Phone | 303-660-7460
Email | mjakubow@douglas.co.us
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United States Department of the Interior 
FISH AND WILDLIFE SERVICE 

Mountain-Prairie Region 
IN REPLY REFER TO: 134 Union Boulevard, Suite 670 
FWS/R6/ES/COFO Lakewood, Colorado 80228-1807

ECOSphere: 2023-0018583 

December 15, 2022 

Kurt Walker 
Partner, JRW Family Limited Partnership, LLPW 

Subject: JRW request to recognize Pine Canyon Ranch property as non-habitat 

Dear Kurt Walker: 

Thank you for your communication requesting consultation from the U.S. Fish and Wildlife 
Service (Service) regarding your property located in unincorporated Douglas County, Colorado 
(project). Discussions over this project started between the Service and you on November 14, 
2022. Your initial communication requested that the Service agree with your determination that 
while your property falls within the Douglas County Habitat Conservation Plan (HCP) Riparian 
Conservation Zone (RCZ), 7.18 acres are currently not functioning as suitable habitat for the 
Preble’s meadow jumping mouse (Zapus hudsonius preblei) (Preble’s mouse), listed as 
threatened under the Endangered Species Act (ESA), as amended (16 U.S.C. 1531 et seq.). Our 
comments are provided in accordance with section 7 of the ESA. There is no federal nexus to 
this project. 

According to your photos, the 7.18-acre section proposed as non-habitat is currently dominated 
by weedy species and bare ground. You also shared that the property has historically hosted a 
working horse and cattle corral, and was used for continual storage of dumpsters, shipping 
containers, heavy equipment, and farm equipment. Many of these activities occurred before the 
Preble’s mouse was federally listed as threatened and before the RCZ was developed. The area 
was also heavily traversed by large trucks and trailers via a dirt/gravel “turn around” road. Based 
on your photos and history, you believe that any alterations to the 7.18-acre section of your 
property currently residing within the RCZ would not disturb any suitable habitat for use by the 
Preble’s mouse due to its deteriorated status. Thus, you concluded that any alterations to this 
property are not likely to result in “take” of a listed species (take is defined by the ESA as to 
harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or collect or attempt to engage in 
any such conduct of a listed species).  

Given the extent of historic human alteration of the property, the Service concurs that any 
alterations to the designated 7.18 acres of property are unlikely to result in take of a listed 
species. A vegetated buffer area of 0.22 acre shall remain as recognized, suitable Preble’s mouse 
habitat and will serve as a transitional zone between the degraded property and the riparian area. 
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2023-0018583: Pine Canyon Ranch 

If we can be of any additional assistance, please contact Kate Lunz of the Colorado Field Office 
by email at kathleen_lunz@fws.gov. 

Sincerely, 

Liisa Niva 
Eastern Colorado Supervisor 
Colorado Ecological Services Field Office 

Attachment: Pine Canyon Ranch map designating suitable (green polygon) and unsuitable 
(blue) polygon Preble’s mouse habitat 
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EXTERNAL - STOP & THINK before opening links and attachments.

From: George, Donna L
To: Matt Jakubowski
Subject: RE: Douglas County Referral - Pine Canyon PD (ZR2020-010)
Date: Thursday, April 13, 2023 4:35:51 PM
Attachments: image001.png

I’m good with this and have no additional comments.  As long as they made contact with that department that’s all I
need to know.
 
Thanks!
 
Donna George
Xcel Energy  | Public Service Company of Colorado
Right of Way and Permits Referral Processor
Electric & Gas Distribution, Gas Transmission
E:  Donna.L.George@xcelenergy.com
Direct Supervisor:  adam.r.pena@xcelenergy.com
 

From: Matt Jakubowski <mjakubow@douglas.co.us> 
Sent: Thursday, April 13, 2023 3:43 PM
To: George, Donna L <Donna.L.George@xcelenergy.com>
Subject: RE: Douglas County Referral - Pine Canyon PD (ZR2020-010)
 

HI Donna,
 
Below was the applicant’s response (in the right-hand column in red). I don’t believe I was copied on any
correspondence, so I am unsure whom at Xcel might have been contacted.
 

 
Matt Jakubowski, AICP | Chief Planner
Douglas County Department of Community Development
Planning Services Division
Address | 100 Third St., Castle Rock, CO 80104
Phone | 303-660-7460
Email | mjakubow@douglas.co.us
 

From: George, Donna L <Donna.L.George@xcelenergy.com> 
Sent: Thursday, April 13, 2023 3:22 PM
To: Matt Jakubowski <mjakubow@douglas.co.us>
Subject: RE: Douglas County Referral - Pine Canyon PD (ZR2020-010)
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Xcel Energy-Right
of Way & Permits

10/22/2020

Received:
Following is a summary of referral comments
received from Xcel Energy (Xcel) on October 22,
2020. See fullletter for detail.

There is a potential conflict, as Xcel has existing.
electric transmission lines and land rights on the
site. Any activity involving Xcel right-of-way or
easement encroachments requires approval ora
license agreement. Xcel requests prior to any
approval of the development plan that the
applicant contact Xcel for assignment of a land
hs agent.

Comments
acknowledged, and Xee]
contacted as requested.






EXTERNAL - STOP & THINK before opening links and attachments.

I’m sorry Matt; I just go behind again.  I was gone for 2 weeks and got “ahead” but haven’t recovered yet. 

Were there any responses to my first comments?  We do not serve either natural gas or electric in this area, but we
have electric transmission running through some of it, which is what my letter was about.  It directs the developer
to work with our Transmission department.

Regards,

Donna George
Xcel Energy  | You. Us. Together.
Public Service Company of Colorado (PSCo)
Right of Way and Permits Referral Processor
Electric & Gas Distribution, Gas Transmission
1123 West 3rd Avenue, Denver, CO 80223
O:  303-571-3306
E:  Donna.L.George@xcelenergy.com
Direct Supervisor:  adam.r.pena@xcelenergy.com
_______________________________________________
XCELENERGY.COM
Please consider the environment before printing this email.

From: Matt Jakubowski <mjakubow@douglas.co.us> 
Sent: Thursday, April 13, 2023 3:11 PM
To: George, Donna L <Donna.L.George@xcelenergy.com>
Subject: Douglas County Referral - Pine Canyon PD (ZR2020-010)

HI Donna,

We had a referral conclude yesterday for ZR2020-010 (Pine Canyon Planned Development). Referral response
request attached for reference.

I didn’t see comments from Xcel. Although this is a rezoning, and I could see that Xcel may have no comments, we

did receive the attached referral response during the 1st referral for this project in 2020.

Project Name:   Pine Canyon Planned Development – 2nd Referral
Project File #:     ZR2020-010
Project Summary:            2nd Referral for Planned Development (PD) rezoning establishing the Pine Canyon
PD in unincorporated Douglas County. PD proposes single-family, multi-family, non-residential and mixed-
use development, a hotel/spa, parks, trails, school site, and transit mobility hub. The 500-acre site is
generally located north of Scott Blvd., south of Black Feather Trl., west of Founders Pkwy., and east of Prairie
Hawk Dr.

The PD is being processed concurrent with the Pine Canyon PD Water Appeal (MI2020-009), and proposed
service plans for the Pine Canyon Metropolitan District (SV2020-001).

Thanks, and let me know if you have any 
questions.Matt Jakubowski, AICP | Chief Planner
Douglas County Department of Community Development 
Planning Services Division

Address | 100 Third St., Castle Rock, CO 80104 Phone | 
303-660-7460
Email | mjakubow@douglas.co.us
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