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1.

INTRODUCTION

Airport management use several different plans and tools to manage development at the Airport. These
documents allow RMMA and county staff to effectively guide development and consider whether
proposals fit into the overall long-term development strategy on airport property.
2011 Airport Master Plan Update - The purpose of an airport master plan is to provide a
comprehensive, long-term assessment of the existing facilities at an airport and future demand. Airside
and landside deficiencies are identified and a plan to address short-, medium- and long-term capital
and facilities needs is developed.
RMMA updated its master plan in 2011 and continues to plan for, and complete, capital improvement
projects recommended as part of that Master Plan Update. As part of the 2011 RMMA Master Plan
Update, an Airport Environs Land Use Plan was developed to help the airport and surrounding
communities plan for compatible land uses and designs near the airport.
Airport Development Framework - In 2019, Jefferson County’s recently formed Airport Advisory Board
(AAB) took up the charge of reviewing and refining RMMA’s mission, vision, and goals. This work started
due to a significant demand for aviation development from multiple aeronautical sectors. The AAB’s
Mission, Vision, and Goals for RMMA are summarized and evaluated in Section 5 of this Strategic Plan.
The result of the AAB visioning efforts is the RMMA Framework Document 1 that is the beginning point
for this Strategic Plan. The RMMA Framework Document identifies land on the south side of the airfield
for aeronautical development as shown on Figure 3-1.
Strategic Business Plan – To build upon the Development Framework, Airport staff engaged a
consulting firm to assist in the creation the RMMA Strategic Business Plan (SBP). The SBP evaluates
RMMA’s mission, vision and goals and helps to execute them by providing Airport and county staff with
tools, observations, and recommendations to effectively consider and evaluate aeronautical
development proposals. The Strategic Plan also provides alternative development scenarios to illustrate
considerations for long term development at the Airport.

1

https://www.jeffco.us/DocumentCenter/View/26916/RMMA-Mission-Vision-Goals-and-Development-Framework?bidId=
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FIGURE 3-1 – AAB DEVELOPMENT FRAMEWORK LAND USE TRACTS

Public participation is important to RMMA. Public meetings occur regularly through the Airport
Advisory Board and have been used to brief the public on the Strategic Plan and receive public
comment. An online public participation survey regarding the development of the Strategic Business
Plan was released on May 21, 2021. RMMA staff distributed the survey via the Airport’s website, social
media, and an email notice to airport stakeholders and interested parties. In addition, the Airport
Community Noise Roundtable members were asked to distribute the survey information through their
respective organizations. Community members who attend the CNR meetings were also encouraged to
share the survey information with their neighbors. The survey closed on June 11, 2021, with 892
respondents participating in the survey. The survey provides insight into the opinions of both users and
neighbors of the Airport. The full list of questions and responses are included in Appendix A.
A virtual public meeting was held on June 21, 2021, to solicit additional public comment on this
Strategic Plan. Approximately 45 people joined the meeting. After a brief presentation on the Strategic
Plan, public comment was taken. Public comments generally covered concerns about airport growth,
overflight noise impacting surrounding communities, safety, pollution, and lack of action in addressing
community concerns. A recording of the meeting is available at:
https://www.jeffco.us/4290/Strategic-Business-Plan.
Throughout the process of completing this Strategic Plan, the Airport’s existing planning and policy
documents were reviewed. This includes the 2011 RMMA Master Plan Update, the 2020 Airport Layout
Plan, the 2020 RMMA Capital Improvement Program (CIP), the Airport Environs Land Use Plan, the
Airport Development Procedural Guidelines, the Airport Minimum Standards, and the Airport Rules and
Regulations.
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2.

EXECUTIVE SUMMARY

This executive summary draws high-level observations, conclusions, and recommendations on highest
and best use of Rocky Mountain Metropolitan Airport (RMMA or Airport) land and related aeronautical
development. It is based on the research, review, and analysis completed for this Strategic Business
Plan.
Industry Trends
•

Aviation demand and activity growth is driven by and tied to population growth, economic
activity, and a growing U.S. and world economy. While economic downturns occur and events,
such as the COVID pandemic, disturb the aviation industry, overall growth over the next 20
years is expected.

•

Aircraft are getting larger and more sophisticated as airlines and corporate flight departments
cater to revenue demands, passenger needs, and diverse markets.

•

Airlines are increasing their use of sustainable aviation fuels and aircraft manufacturers are
working to develop electric, battery-powered aircraft to improve fuel efficiency, reduce noise,
and reduce air emission impacts.

•

E-commerce growth and demand for same-day and next-day delivery service is increasing
demands for on-airport air cargo, warehousing, and distribution centers.

•

Space travel and space transportation technology, unmanned aircraft systems (UAS), and
advanced air mobility (AAM) using autonomous vehicles, are emerging and growing markets
that will create new opportunities at airports.

•

The Next Generation Air Transportation System (NextGen) is the FAA-led modernization effort
to make flying safer, more efficient, and more predictable.

Airport Facilities & Demand
•

RMMA is one of three reliever airports in the Denver metropolitan area. It relieves congestion
at Denver International Airport by diverting general aviation traffic away from that airport.

•

With three paved runways, and the primary runway being 9,000 feet in length, RMMA can
accommodate most aircraft serving corporate jet activity, charter operations, and regional
commercial passenger and air cargo services.

•

With two FBOs, five flight schools, and three robust hangar waiting lists, the Airport has
existing demand and is well-positioned to continue serving the general aviation industry
segment.

•

The Airport’s existing 25,000 square foot terminal, and 234,000 square foot apron in front of
the terminal, can temporarily accommodate a small commercial service operation with some
disruption to existing terminal users. The terminal also has the potential to expand (if existing
airport support facilities are moved) but the available apron area is limited to its existing
capacity.

•

The 2011 Master Plan Update and Preferred Alternative, 2020 airport layout plan (ALP) Update,
and capital improvement plan (CIP) are the Airport’s most important planning documents that
drive short-, mid-, and long-term development at the Airport. With limited space left for
aeronautical development on the north side of the airport, all these documents show
aeronautical development on the south side to accommodate forecast aeronautical demand.

•

The most pressing short-term aeronautical facility needs at the Airport are continued pavement
maintenance, general aviation hangar development to satisfy the existing waiting lists and
responding to significant interest in aeronautical development on the southside through the
construction and reconstruction of Taxiways “O” and “D”.
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•

Both the 2011 Airport Master Plan Update forecast and most recent FAA Terminal Area Forecast
(TAF) show charter, on-demand, and general aviation operations growth at the Airport. Based
aircraft are also forecast to grow at RMMA.

•

Colorado is an active area for general aviation and small market air service. According to the
2020 Colorado Aviation System Plan (CASP), this trend is expected to continue.

Socioeconomics and Land Use
•

As per the 2020 CASP, RMMA is located in region 3 (Denver Region), which makes up Colorado’s
Front Range. This is where most of Colorado’s population lives and works. Population in the
Denver Region is anticipated to continue growing at an annual rate of 1.3 percent between
2028 and 2038.

•

Private investment is growing in the areas of aerospace, advanced manufacturing, bioscience,
electronics, information technology, craft beer, and cannabis. Health care and social
assistance is anticipated to become the State’s largest industry in the next 20 years.

•

The Environs Land Use Plan was created in 2010 as part of the Airport Master Plan to identify
existing and future compatible land uses. This Plan serves as an advisory document and should
be used in conjunction with applicable local planning and zoning documents when reviewing
new land use cases within the Airport Influence Area (AIA). The Land Use Plan includes
approach zones, runway protection zones, and critical zones that indicate those areas below
which land and persons will experience the most effects of aircraft operations.

•

The Environs Land Use Plan is specific about policies to maintain airspace around RMMA,
discourage residential uses, schools, libraries, and hospitals within the Airport Critical Zones,
and limit uses that would allow large numbers of people to gather in a concentrated area such
as amphitheaters, religious assemblies, event centers, etc.

•

Both the Jefferson County Comprehensive Master Plan and more specific North Plains Area Plan
acknowledge the importance of the Airport as a facility and area that attracts business and
spurs economic development, and as being vital to the economic health of the region.

Development Areas on the Airport
Northeast Development Area – This is currently the most developed area on the Airport, and there is
little opportunity for expansion, especially considering the Sheltair Development expansion option.
The area still has opportunity for some corporate hangars, additional apron area and further north,
non-aeronautical development. Redevelopment as existing general aviation hangars reach the end of
their lifespans would create more opportunity for conventional hangars to accommodate larger
business jets and charter aircraft but would be a significant financial and operational undertaking.
Terrain is also a consideration for development in this area.
If the existing Aircraft Rescue and Fire Fighting (ARFF) building was relocated, limited terminal
expansion would be a possibility in this area. Expansion of the terminal building would require
expansion of vehicle parking, which would be possible north of the terminal building. Use of the
existing terminal building for commercial passenger activity would displace existing users in this
building and require alternative facilities for those businesses.
Northwest Development Area – There is also little opportunity for expansion of this quadrant with the
exception of the vacant ground and underutilized ramp subject to a Signature FBO ground lease. With
terrain also being an issue in this area, some non-aeronautical development without airside access
would be possible in the furthest north portions of this quadrant.
Southwest Development Area – This area is large enough to accommodate different aviation uses, and
all the facility requirements based on forecast demand (conventional and T-hangars, and transient
apron area). The area can support general aviation, commercial passenger service and air cargo
facilities, and also support various non-aeronautical development. While this area provides the most
flexibility for future development, the challenges of this area include a lack of nearby FBO services,
vehicle access, and utilities infrastructure. Development in this quadrant should focus on aeronautical
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uses needing airside access, nearest the Runway 12R end. FAA funding to develop Taxiway O and
redevelop Taxiway D should be made a priority, as shown on the current CIP.
Southeast Development Area – There is a small area in the southeast quadrant (approximately 20
acres) that could host a T-hangar development. The development would have airside access but would
not be able to accommodate any larger, corporate-type jets due to design standard limitations.
Storage for small, light, single- and twin-engine piston aircraft or experimental aircraft could be
accommodated. Terrain and road access is an issue in this area.
Development Evaluation
In considering future development proposals, Airport staff should have a quantifiable way to evaluate
whether the proposal is highest and best use of available land. Considerations include:
•
•
•
•

Space requirements based on FAA criteria and Minimum Standards
Whether the development meets aviation demands and operational needs
Community impacts and economic benefits
Whether the proposal will be a financial benefit to the Airport

Section 9 of this Strategic Plan explains the criteria and a suggested process by which development
ideas, proposals and other facility considerations can be evaluated to determine highest and best use
of land on the Airport’s property. Criteria are grouped into similar functional categories and include a
brief definition of each. The suggested process for evaluating development concepts is to array the
criteria into a comparison table or matrix to allow for a quantitative assessment. The purpose of the
process is to establish a consistent and objective tool for evaluating potential airport facilities.
This development evaluation process is one tool that Airport staff can use when comparing competing
proposals for the same type of use and proposals for different aviation uses competing for the same
parcel of land. Other deciding factors may also be present when Airport staff is faced with evaluating
one or multiple proposals. The knowledge, experience and expertise of the Airport Director and staff
is needed in these situations to make development recommendations to the Board of County
Commissioners (BCC). It is this final recommendation, based on all of the available facts and
information, that should inform the BCC land lease decisions.
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Recommendations
The following recommendations are provided in order of priority to guide RMMA land use planning and
development. These recommendations consider the strategic position of existing airport facilities and
future opportunities. After each recommendation is a series of related objectives and further
considerations. The Jefferson County and RMMA policy and procedures should be used in pursuing
these recommended actions.
1. RMMA should preserve adequate, airfield-adjacent space on the southside of the Airport for
commercial passenger service development.
a. Identify and phase development of approximately 50 acres with direct airfield access.
b. Use complements other potential adjacent aeronautical land uses.
c. Difficult or impossible to replace if lost to other competing aeronautical land uses.
d. Develop various flexible layout plans that allow for phased development and expansion.
e. Plan public access road system to fit with local and regional road system.
f. Allow for potential Advanced Air Mobility (AAM) access and necessary electrical
infrastructure to support associated electrical aircraft power needs.
g. Consider Security Identification Display Area (SIDA) space requirements for placement
of public access spaces and adjacent aeronautical land uses.
h. Consider aircraft safety and movement areas around commercial aircraft access areas.
2. RMMA should preserve adequate space for corporate hangar/flight department development
space on the southside of the Airport.
a. Identify and phase development of approximately 30 acres.
b. Use does not necessarily require direct airfield access with adequate taxiway/taxilane
infrastructure.
c. Complements adjacent use to commercial passenger service development area with
similar-sized aircraft.
d. Phased development of corporate hangars, apron area, and landside facilities could be
coordinated with phased development of commercial passenger service facilities.
3. RMMA should preserve adequate space on the southside of the Airport for aircraft
manufacturing and similar aeronautical businesses.
a. Identify and phase development of approximately 25 acres.
b. Use complements existing Pilatus manufacturing facilities and creates jobs and
economic activity for the region.
4. RMMA should preserve adequate space on the southside of the Airport for an additional fixed
base operator (FBO), or expansion of an existing FBO.
a. Identify and phase development of approximately 15 acres.
b. Development of an additional FBO, or expansion of an existing FBO on the southside is
dependent on development of other aviation uses on the southside of the Airport or a
growing demand for aviation fuel and related FBO services.
5. RMMA should preserve aeronautical research and development (R&D) space on the southside of
the Airport that can allow for aircraft access to future taxiway system.
a. Identify and phase development of approximately 50 acres of aeronautical R&D space.
b. Focus on high-value job creation for the future of regional economy.
c. Use complements other strategic aeronautical uses and investments by current airport
tenants.
d. Pursue educational facility in conjunction with R&D space to act as a business and
education incubator for the Front Range region.
6. RMMA should prioritize T-hangar development on the southeast quadrant development area in
the near term.
a. Identify and phase development of approximately 20 acres of T-hangar development
with necessary airside and landside access.
b. Depending on developable capacity of southeast quadrant, consider additional T-hangar
development in southwest quadrant as space allows with other prioritized aeronautical
land uses.
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3.

STUDY PURPOSE

The purpose of this Strategic Business Plan for Rocky Mountain Metropolitan Airport (RMMA or the
Airport) is as an internal document to be used by Airport staff when evaluating airport development
proposals. It provides a guide for potential growth and the potential location of aeronautical uses over
the next 20 years. This plan considers the growth of existing facilities and the development of new
aeronautical uses within the airport’s mission, vision and goals and the requirement to be financially
self-sustaining.
RMMA plays a key role in the system of airports serving air transportation needs in the Denver and
Boulder Metropolitan areas. This role has been as a conveniently located general aviation reliever
airport providing developable land and facilities for corporate aviation, aerial firefighting, emergency
medical evacuation, flight schools, aircraft owners, and manufacturers. RMMA is near the major
population centers of the Front Range and outside of the congested Denver International Airport
airspace.
The future of RMMA will build upon the Airport’s traditional role and look ahead to new and emerging
aviation sectors including regional commercial passenger service, electric and hybrid-electric powered
aircraft, urban air mobility, and additional manufacturing facilities that spur job growth. The measure
of these new aviation sectors will be like those that define the Airport today; safe, efficient and of
service to the community.
This Plan synthesizes the guiding plans and policies for the Airport. It identifies user needs,
opportunities, and constraints. The development concepts and decision-making tools included are
intended to support the evaluation of future ground leases and arrive at conclusions regarding highest
and best use of available airport land.
An important part of this Strategic Plan is to provide information to the aviation development
community when considering the Airport, Jefferson County, and the surrounding region as an ideal
location for aviation-related business opportunities. Information and materials associated with this
study are made convenient and accessible by design so that thoughtful proposals will be developed for
evaluation by Airport staff.
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4.

BACKGROUND

This section reviews the changes anticipated in the aviation industry, the Airport’s facilities, current
airport layout plan (ALP), demand forecasts, the area population and employment, and land use, to
help evaluate highest and best use of available land on the Airport.

a.

Industry Trends

The FAA Aerospace Forecast 2021–2041 “is developed to support budget and planning needs of the FAA.
The forecasts are developed using statistical models to explain and incorporate emerging trends of the
different segments of the aviation industry.” The following are highlights, most relevant to RMMA as it
looks towards future development and the changes anticipated in the various aviation industry sectors.
•
•
•

•
•

•

•
•

The industry experienced unprecedented growth and profitability since 2009, and a period of
consolidation with three major mergers in five years. The outbreak of the COVID-19 pandemic
in 2020 brought a rapid end to those boom years.
The business modifications necessitated by the COVID-19 pandemic downturn will shape the
industry for years. Primarily, airlines will be smaller having retired aircraft and encouraged
voluntary employee separations.
Over the long-term, aviation demand is driven by economic activity, and a growing U.S. and
world economy provides the basis for aviation to grow. The 2021 FAA forecast calls for U.S.
carrier domestic passenger growth over the next 20 years to average 4.9 percent per year
(Figure 4-1).
System traffic in revenue passenger miles (RPMs) is projected to increase by 5.5 percent a year
between 2021 and 2041. Domestic RPMs are forecast to grow 5.1 percent a year while
International RPMs are forecast to grow at 6.6 percent a year.
The general aviation (GA) sector was less affected by the COVID-19 crisis than the airlines.
There are newcomers in the high-end business jet segment as a result of flying privately due to
concerns of the virus. At the lower end newcomers included student, private and commercial
pilots, joining the existing GA pilot population.
The active GA fleet is forecast to increase slightly by 0.1 percent between 2021 and 2041.
The number of GA hours flown is projected to increase by a total of 14.8 per-cent from 2019 to
2041 (an average of 0.6 percent per year), as growth in turbine, rotorcraft, and experimental
hours more than offset a decline in fixed wing piston hours.
Operations at FAA and contract towers are forecast to grow 1.9 percent a year over the
forecast period (FY2021-41) with commercial activity growing at approximately five times the
rate of non-commercial (general aviation and military) activity.
The regional market continues to face pressure as the regionals compete for even fewer
contracts with the remaining dominant carriers; this has meant paltry growth in
enplanements and yields (Figure 4-1).
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FIGURE 4-1 – FAA FORECAST DOMESTIC ENPLANEMENTS

•
•

•
•
•
•

•

•

•

As regional carriers recover and activity returns to 2019 levels, service to smaller cities will
return and flight crews will again be in short supply. The drive to replace 50 seat regional
jets with more fuel-efficient 70 seat jets, continues.
Mainline carriers have also been increasing the seats per aircraft flown, as well as
continuing ancillary revenues by selling products and services beyond that of an airplane ticket
to customers. This includes the un-bundling of services such as checked bags, on-board meals
and seat se-lection, and by adding new services such as boarding priority and internet access.
The offering of Basic Economy fares has been an effort by network carriers to protect market
share in response to the rapid growth low-cost carriers (LCC) have achieved in recent years.
Domestic mainline enplanements will return to 2019 levels in early 2024 and will resume
growth driven by economic fundamentals: an average 2.3 percent over the remainder of the
forecast. International enplanements are expected to grow at an average of 3.3 percent.
The demand for air cargo is a derived demand resulting from economic activity. Cargo moves in
the bellies of passenger aircraft and in dedicated all-cargo aircraft on both scheduled and
nonscheduled service.
After increasing by 2.3 percent in 2020, total RTMs are expected to grow 5.5 percent in 2021,
primarily due to strong increases in passenger carrier RTM growth. Because of steady U.S. and
world economic growth in the long term, FAA projects total RTMs to increase at an average
annual rate of 3.0 per-cent over the forecast period (from 2021 to 2041).
E-commerce growth and demand for same-day and next-day delivery service is also
contributing to the increases in air cargo. Warehouses and distribution centers are being
developed to satisfy consumer expectations of a wide variety of goods available with short
shipping times.
The active general aviation fleet, which showed a decline of 2.8 percent between 2019 and
2020, is projected to slightly increase from its current level, as the increases in the turbine,
experimental, and light sport fleets remain just above the declines in the fixed-wing piston
fleet (Figure 4-2).
The more expensive and sophisticated turbine-powered fleet (including rotorcraft) is
projected to grow between 2020 and 2041, an average rate of 1.6 percent a year, with the
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•
•

turbojet fleet increasing 2.3 percent a year. The growth in U.S. GDP and corporate profits are
catalysts for the growth in the turbine fleet.
The largest segment of the fleet, fixed wing piston aircraft, is predicted to shrink over the
forecast period by an average annual rate of -0.9 percent.
The smallest category, light-sport-aircraft (created in 2005), is forecast to grow by 4.5 percent
annually, doubling its fleet size.

FIGURE 4-2 – FAA FORECAST GENERAL AVIATION AIRCRAFT

•

•
•
•

•
•

The number of active general aviation pilots is projected to decrease about 2,650 (down 0.04
percent yearly) between 2020 and 2041. The ATP category is forecast to increase by 27,400 (up
0.7 percent annually). The much smaller category of sport pilots is predicted to increase by 2.7
percent annually. Both private and commercial pilot certificates are projected to decrease at
an average annual rate of 0.42 and 0.06 percent, respectively until 2041.
Activity at FAA and contract towers is forecast to increase at an average rate of 1.9 percent a
year through 2041 from 44.4 million in 2021 to close to 64.2 million in 2041.
Commercial operations are forecast to increase 3.4 percent a year, approximately five times
faster than non-commercial operations.
The growth in commercial operations is less than the growth in U.S. airline passengers (3.4
percent versus 5.6 percent) over the forecast period due primarily to larger aircraft (seats per
aircraft mile) and higher load factors. Both of these trends allow U.S. airlines to accommodate
more passengers without increasing the number of flights.
General aviation operations (which accounted for 56 percent of operations in 2020) are
forecast to increase an average of 0.75 percent a year as increases in turbine powered
activity more than offset declines in piston activity.
The continuing development of commercial space transportation technology has spurred
new markets for commercial space transportation services. As private industry continues to
develop and test new vehicles capable of taking space flight participants and government
astronauts on suborbital and orbital flights, companies and organizations are proposing to offer
human space flight training and several organizations have already begun to provide this
service.
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•

•

•

•

•

•

•

Unmanned aircraft systems (UAS) have been experiencing healthy growth in the United States
and around the world over the past few years. UAS consists of an unmanned aircraft and its
associated elements—including the aircraft, the control station, and the associated
communication links. Uses may include aerial photography and personal recreational flying,
package and medical supply delivery and providing support for search and rescue missions.
The forecast suggests that the recreational sUAS fleet will likely attain its peak over the
next 5 years, while the growth rate in the commercial UAS sector will remain high over the
next few years. The number of Remote Pilot certifications is expected to experience
tremendous growth following the growth trends of the commercial UAS sector.
Autonomous vehicles broadly called Advanced Air Mobility (or AAM) is defined as “a safe and
efficient system for air passenger and cargo transportation, inclusive of small package delivery
and other urban UAS services, which supports a mix of onboard/ground-piloted and increasingly
autonomous operations”
AAM technology presents considerable opportunities for economic growth over the coming
decades. Markets for AAM services, such as delivering packages by drone or larger unmanned
cargo or unmanned passenger shuttles or air taxis, have huge potentials both in the United
States and globally.
Airlines are increasing their use of sustainable aviation fuels, which provides benefits in
terms of reduced impacts of aviation on climate change and air quality. There are continued
advancements and fleetwide uptakes of sustainable aviation fuels and new aircraft and engine
technologies that result in improved fuel efficiency, reduced fuel consumption, noise reduction
and reduced emissions. Many technologies that improve fuel efficiency also reduce noise.
Major aircraft manufacturers are working to develop electric, battery-powered aircraft to
address concerns about noise, environmental impact and safety. The introduction of electric
aircraft into the market may provide opportunities to expand employment and manufacturing
opportunities associated with the aviation industry and make flying more affordable.
The Next Generation Air Transportation System (NextGen) air traffic control system is the
FAA-led modernization effort to make flying safer, more efficient, and more predictable. It
transforms the National Airspace System (NAS) from a ground-based system of air traffic
control to a satellite-based system of traffic management. The most pressing current issue
associated with NextGen deployment is the upcoming Automatic Dependent SurveillanceBroadcast (ADS-B) requirements. Some airports may struggle to adapt to the changing
technologies of NextGen.
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b.

Airport Facilities

The Rocky Mountain Metropolitan Airport Master Plan Update was completed in 2011. Information
regarding existing facilities was collected from this Master Plan Update, the most current airport layout
plan (ALP), and verification with airport management.
Rocky Mountain Metropolitan Airport is one of three reliever airports in the Denver metropolitan area.
The primary function of a reliever airport is to relieve congestion at an air carrier airport, by diverting
general aviation traffic away from that airport. In the case of BJC, general aviation air traffic is
diverted from Denver International Airport.
The Airport is located in the northeast corner of Jefferson County. Jefferson County has both urban and
rural communities and BJC is approximately 16 miles north of downtown Denver. The Airport can be
accessed via State Highways 128 and 121 (Figure 4-3).
The Airport is owned and operated by Jefferson County, Colorado and is a division of the Jefferson
County Development and Transportation Department. The Airport does not receive any general tax
revenue, nor is Airport revenue used for County purposes.
There are three paved runways at BJC. Runway 12L/30R is the primary runway. Runway 12R/30L is the
parallel runway. Runway 3/21 is the crosswind runway. Runway 12L/30R (the primary runway) is 9,000
feet in length by 100 feet wide and the pavement is designed to accommodate dual main wheel
aircraft up to 75,000 pounds. Taxiway A runs parallel to Runway 12L/30R.
The current design aircraft for the main runway is the Gulfstream II, which has a CII airport reference
code (ARC). The design aircraft performs more than 500 annual itinerant operations at the Airport and
is used to determine the safety clearance minimums when designing airside facilities. The 2011 Master
Plan Update identified a possible transition to a C/D-III ARC as tenants upgrade their fleets to larger
aircraft and transient business aircraft also increasingly include larger jets.
There are currently two fixed base operators (FBOs) serving BJC: Signature Flight Support and Sheltair
as shown on Figure XX. The FBOs provide aircraft parking and fueling, light maintenance, charter
operations, and lounges and meeting rooms for pilots and customers. An additional FBO would be
contemplated once a specific fuel sales threshold is reached.
Four fixed-wing flight schools and one helicopter training school operate at the Airport: McAir Aviation,
Western Air Flight Academy, Colorado Heli-Ops (helicopter training), Rocky Mountain Flight School, and
ATP Flight School. ATP is located in the terminal; the other schools are located east of Runway 3/21,
just north of the Airport Maintenance building.
Currently, all the aircraft storage facilities (e.g., hangars) are located northeast and northwest of
crosswind Runway 3/21. The Airport has 103 individual aircraft tie-down spaces on the north ramp, five
helicopter pads, 121 county owned T-hangars, 62 privately owned port-a-ports, and 76 conventional
hangars. The county also has four hangar spaces within Buildings B-4 and B-2. Existing Airport
Facilities are shown on Figure 4-4.
There are three significant hangar waiting lists at BJC indicating a high aircraft storage demand.
•
•
•

Category I – 39’x28’6”, approximately 870 sq.ft., 11’8” door height: 247 people
Category II – 41’x31’6”, approximately 950 sq.ft., 154” door height: 227 people
Category III – 55’6”x44’, approximately 1802 sq.ft., 194” door height: 163 people
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The terminal building is located north of Runway 12L/30R and east of Runway 3/21. The terminal was
completed and opened to the public on June 25, 1993. The 25,000 square foot terminal building
includes a restaurant, passenger-waiting areas, the Airport’s administrative offices, FAA offices, U.S.
Customs, and other businesses (ATP Flight School, Phase1 – Drone Services, Bayne Consulting and RCD
Trust). The apron located directly in front of the terminal building is primarily for charter flights and
transient aircraft. The apron is approximately 234,000 square feet. U.S. Customs at BJC is operated on
a user-fee basis and is located inside the terminal. Cargo operations at BJC are minimal. Any cargo is
moved to and from off-airport facilities via truck and directly into aircraft on the ramp adjacent to the
terminal building.
Between 2015 and 2017, all runways received new designations, all runway safety areas (RSAs) were
brough to current design standards, and pavement maintenance was performed that included mill and
fill, fog sealing, and other surface treatments.
While the Airport does have a safety program, it does not have a Safety Management System.
Utilities
Potable water is provided by the City of Broomfield with three above ground storage tanks that are
located south of Runway 12R/30L: one 3.0MG gray water tank, one 3.2MG tank, and one 1MG tank.
Sanitary Sewer service is also provided by the City of Broomfield. The entire Airport sanitary sewer
drains by gravity and flows towards the treatment plant.
Natural gas is provided by the Public Service Company of Colorado. The northern portion of the Airport
is supplied by a 4-inch line, which generally travels along 120th Avenue, then south into the Airport.
The southern side of the Airport is not developed and therefore no service is readily available;
however, a 10-inch line travels along Simms Road, within Airport property along the perimeter. This
natural gas line could be tapped to provide service when development occurs.
Electrical power is also provided by the Public Service Company of Colorado. Both overhead and
underground lines provide service to the Airport. The northern portion of the Airport is supplied from
overhead lines along Hwy 128. These lines enter the airport along the 120th Avenue corridor. ThreePhase and Single-Phase power is available from this source. The southern side of the Airport is not
generally serviced, only the water pumping station adjacent to the water towers currently has threephase power supplied off Simms Road.
All the storm water on the Airport is collected into various drainage basins and is discharged into
retention and detention ponds as well as off airport drainage basins. A retention pond is used to
manage storm water runoff to prevent flooding and downstream erosion.
Telephone services to the Airport are provided by Qwest Communications by way of underground lines.
The northern portion of the Airport is serviced from fiber optics and copper underground lines along
120th Avenue and Metro Airport Avenue. The southern side of the Airport can be served from both fiber
and copper lines currently on Simms Road and Hwy 128.
Roads
As documented in the 2010 Land Use Plan and 2011 Master Plan Update, BJC is well connected to the
Denver Metro area. Three major arterials, US Highway 36, State Highway 121 (or Wadsworth Parkway),
and State Highway 128 provide connections to Denver, Boulder, and Metro Area suburbs. Proposed
transportation improvements that will improve connections in the area include the Jefferson Parkway,
Bus Rapid Transit (BRT) along US Highway 36, and commuter rail via the Northwest Rail Corridor.
The Jefferson Parkway will complete the beltway around the Denver Metropolitan Area and three
interchanges are proposed within this area. Public transit will be enhanced through the US 36 Bus Rapid
Transit and the Northwest Rail Corridor. Both projects have three stops within the Airport Influence
Area.
•

US Highway 36 is an east-west Federal highway, which passes the Airport to the north and
intersects US interstate 25 about 11 miles east of the Airport.
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•
•

State Highway 121 is a 30-mile-long state highway. The highway starts at the junction of State
Highway 470 and State Highway 75 in unincorporated Jefferson County and ends at the junction
of US 36, US 287, and State Highway 128 in Broomfield.
State Highway 128, also known as Interlocken Loop in the vicinity of the Airport, begins in the
west at a junction with State Highway 93 roughly thirteen miles south of Boulder. From there,
the road proceeds eastward into the northern portions of the Denver metropolitan area.

Master Plan Preferred Alternative, ALP Update, and CIP
The latest ALP update for RMMA was completed in September 2020 and is shown on Figure 4-5. The ALP
shows existing and future buildings and pavement on both the north and south side of the Airport.
North side development is focused on expansion of the two FBOs. Expansion on the south side is
focused on meeting the demands for aircraft storage and corporate flight departments, and expansion
of the Pilatus aircraft manufacturing facility.
The latest ALP is similar to the Preferred Alternative in the 2011 Airport Master Plan Update (Figure 46). It is also similar to the general facility development land uses shown on Figure 4-7. The 2011 Master
Plan Update contemplated development on the south side of the Airport. The area is large enough to
accommodate different aviation and non-aviation uses, but the challenges this area faces are providing
FBO services to the south side, protecting adequate land for vehicle access, terrain, and lack of
utilities infrastructure.
The area on the northeast quadrant of the Airport is most developed. Additional corporate and GA
facilities are shown on the Preferred Master Plan Alternative and Facility Land Use Map, as well as
expansion of the existing terminal. Terrain makes development in some portions of this northeast area
impractical. The Preferred Master Plan Alternative and Facility Land Use Map depicts the northwest
quadrant of the Airport accommodating some non-aviation commercial facilities, but this area is
limited in developable land because of terrain.
The latest CIP spans 2018 through 2033 as shown on Table 4-1. Line items that are highlighted are
dependent on FAA grant funding. This CIP is also depicted on Figure 4-8. According to airport
management, all items listed in 2018 through 2020 have been completed.
Significant to the north side development are the Taxiway B Removal/Taxiway C Extension and Rehab
Runway 3/21 projects, which are currently slated for 2029 and 2030 and dependent on FAA grant
funding. Significant to the south side development are the New Taxiway O and Taxiway D
Reconstruction projects, currently slated for 2022 through 2024 and also dependent on FAA grant
funding.
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2020 ALP Update
Ball Corporation
– Aerospace
Manufacturing
Burns
Restaurant
7/11/Arbys

MP Preferred Alternative

MP Suggested Land Use

TABLE 4-1 - 2020 CIP
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c.

Demand Forecasts

The FAA Terminal Area Forecast (TAF) was updated in May 2021 and is shown in Table. The Airport is
expected to continue to serve the GA community with steady growth in itinerant and local operations.
Although only approximately four percent of total operations, steady growth is also anticipated for air
taxi and commuter operations. The number of based aircraft at the Airport is expected to grow. Some
air carrier operations and enplanements are anticipated.

TABLE 4-2 - FAA TAF FOR RMMA

FAA TAF - May 2021
Enplanements

Year
2018
2019
2020*
2021*
2022*
2023*
2024*
2025*
2026*
2028*
2030*
2032*
2034*
2036*
2038*
2040*
2042*

Total

212
554
280
349
418
487
556
625
625
625
625
625
625
625
625
625
625

Based
Aircraft

Operations
Itinerant - Air Itinerant - Air Itinerant Itinerant - Local Local Carrier
Taxi/Commuter GA
Military Civil
Military Total
414
6,044
67,680
1,106
93,272
2,746
71
6,429
72,242
920 101,631
2,193
971
6,426
74,124
1,060 109,036
3,210
971
6,427
74,364
1,060 109,581
3,210
971
6,427
74,605
1,060 110,129
3,210
971
6,428
74,846
1,060 110,680
3,210
971
6,428
75,088
1,060 111,234
3,210
971
6,429
75,332
1,060 111,790
3,210
971
6,525
75,575
1,060 112,349
3,210
971
6,721
76,066
1,060 113,476
3,210
971
6,923
76,559
1,060 114,614
3,210
971
7,134
77,055
1,060 115,763
3,210
971
7,349
77,555
1,060 116,924
3,210
971
7,572
78,058
1,060 118,097
3,210
971
7,803
78,564
1,060 119,281
3,210
971
8,037
79,074
1,060 120,477
3,210
971
8,278
79,586
1,060 121,685
3,210

171,262
183,486
194,827
195,613
196,402
197,195
197,991
198,792
199,690
201,504
203,337
205,193
207,069
208,968
210,889
212,829
214,790

Total

425
437
443
447
453
456
461
466
471
480
491
501
511
521
531
541
551

NOTE: *Indicates Forecast Numbers

Operations forecasts from the 2011 Airport Master Plan Update have both a high range and low range,
as shown in Table 4-3. The high range scenario for operations projects a growth rate at 1.8 percent
annually, which suggests annual operations growing to 265,200 by 2030. The low range scenario
projects operations to grow at a rate of 1.0 percent annually, which suggests annual operations
growing to 193,300 by 2030.
The 2011 Master Plan Update forecast for based aircraft at BJC projected based aircraft growing at 1.1
percent annually, which resulted in an increase from 430 based aircraft in 2008 to 535 based aircraft in
2030 (Table 4-4).
The Airport has not historically been a major location for commercial passenger service, outside of
nonscheduled/on-demand commercial operations. The Master Plan noted that Denver Air Connection
began daily direct non-scheduled/on demand flights from BJC to Grand Junction, CO in 2006. Denver
Air Connection offered these services in a 19-seat Metroliner. This service is not currently being
provided. With the University of Colorado only 12 miles away, collegiate sport teams continue to utilize
BJC for their air travel needs.
Comparing the Master Plan forecast to the most recent TAF forecast, growth is similar and more closely
following the low range Master Plan scenario. The high range scenario in the Master Plan forecast
anticipates approximately 30 percent more total operations by 2030 than the TAF, and approximately
12 percent more based aircraft than the TAF.
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TABLE 4-3 - MASTER PLAN OPERATIONS FORECAST
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TABLE 4-4 - MASTER PLAN BASED AIRCRAFT FORECAST

The 2020 Colorado Aviation System Plan (CASP), completed in 2020, has the following high-level
observations about the aviation market in Colorado:
•
•
•

•
•
•
•
•
•
•

Colorado remains an active area for air service solutions in smaller markets, i.e., airlines with
small aircraft providing essential air service between DEN and municipal airports.
In Colorado, DEN serves as the principal gateway for air cargo. Small aircraft airlines typically
operate scheduled feeder cargo service from smaller airports into DEN on a contract basis and
then at DEN, cargo may be transferred to a larger all-cargo carrier for longer haul routes.
The GA community in Colorado is a major user of the Colorado airport system, performing an
estimated 1.5 million total operations in 2018 or more than 59 percent of total Colorado airport
operations. GA activity includes everything from agricultural applications to business flying,
aerial firefighting, instructional activities, and personal flying.
Single-engine aircraft make up a higher proportion of the Colorado fleet than the national
average of active aircraft (61 percent).
Jets, turbines, helicopters, and experimental aircraft are the standout growth segments in the
GA fleet; however, the high number of piston aircraft continue to far outweigh all other
categories of the GA fleet.
Airports that serve business jets and helicopters, the main growth segments of the industry,
are more likely to experience increased activity and fuel sales.
Given the anticipated population growth in all of the counties in which commercial service
airports operate in, there are no commercial service airports that are projected to experience
a decline in enplanements.
Based aircraft will continue to see a system-wide growth through the 20-year planning horizon.
GA operations are anticipated to grow over the next 20 years ranging between 1.23 and 1.80
percent through 2038.
Military operations are anticipated to remain flat through 2038.
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•
•

d.

Flat activity to some growth in commercial operations is anticipated in the next 20 years for
Colorado’s airports. The flat activity is anticipated for commercial airports currently being
served by very small regional carriers utilizing aircraft with lower seating capacities.
Total operations for commercial service airports, GA airports, and system-wide, are projected
to increase through the 20-year planning horizon.

Socio-economic Summary

As part of the CASP completed in 2020, socio-economic trends were examined because of the link
between economic conditions and demand for aviation. The Colorado Office of Economic Development
and International Trade (OEDIT) divides the state into 14 regions (Figure 4-9), and the Airport is in
Region 3 (Denver Region), which makes up Colorado’s Front Range. This is where most of Colorado’s
population lives and works.

FIGURE 4-9 - CASP OEDIT REGIONS

The state of Colorado had an estimated 2018 population of 5.6 million and the Denver Region had a
population of 3.2 million. The US Census estimates the population of Jefferson County as of 2019 to be
582, 881 2. Population in the Denver Region grew at an approximate rate 1.6 percent between 2008 and
2018 and is expected to grow 1.3 percent between 2028 and 2038.

2

U.S. Census Bureau QuickFacts: Jefferson County, Colorado
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Private investment is growing in the areas of aerospace, advanced manufacturing, bioscience,
electronics, information technology, craft beer, and cannabis. Jobs grew by 36 percent in the last 20
years. Top employers include state and local government, retail trade, and health care and social
assistance. The transportation and warehousing industry, which houses aviation industry statistics, saw
a 0.8 percent growth in employment between 2008 and 2018. Health care and social assistance is
anticipated to become the State’s largest industry in the next 20 years (Table 4-5).

TABLE 4-5 - CAPS FORECAST OF COLORADO EMPLOYMENT BY INDUSTRY
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The average per capita income in the state is $47,542, in the Denver region it’s $53,020, and in
Jefferson County it’s $82,986.
Population and economic factors influence current and future aviation activity. The cost of labor,
equipment, and fuel also impact the availability of commercial air service, aircraft in use, and the cost
of flying.
The Jefferson County Comprehensive Master Plan notes that “Jefferson County contains about 10
percent of the total number of employers in the State. The Denver Regional Council of Governments
(DRCOG) projects over 110,000 new jobs will be created in Jefferson County between 2005 and 2035.
This represents a 44 percent increase. A limited supply of land suitable for large Office/Industrial
complexes remains in the County, so the County needs to focus on retention of existing businesses and
maximizing the capacity of existing Commercial and Industrial sites.”
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e.

Land Use, Zoning, Surrounding Development

When BJC began operations in 1960 there was little to no surrounding development; the area existed
primarily as farmland. Over time, Jefferson County, the City and County of Broomfield, the City of
Louisville, the Town of Superior, and the City of Westminster have grown in and around the Airport.
The jurisdictions all acknowledged the importance of the Airport to the area and created the Environs
Land Use Plan in 2010 to identify existing and future compatible land uses. This document does not
change the land use control or decision-making authority of any jurisdiction. This Plan serves as an
advisory document and should be used in conjunction with applicable local planning and zoning
documents when reviewing new land use cases within the Airport Influence Area (AIA). The AIA,
approach zones, runway protection zones, and critical zones are shown on Figure XX and Figure XX.
The AIA is 12,637 acres. The Airport owns approximately 1,830 acres or 14 percent of the area. When
the Land Use Plan was completed in 2010, the properties outside of airport ownership were shown in
Table XX.

The 2010 Land Use Plan designates and defines the AIA as being land impacted by airport operations.
The AIA takes into consideration the Runway Protection Zones (RPZs), the approach zones, traffic
pattern areas, and the 65 dB CNEL noise contours.
The 2010 Land Use Plan also designates critical zones, which encompass RPZs and approach zones, and
use the Model Land Use Regulations published by the Colorado Land Use Commission, to designate a)
Areas 2,000 feet wide extending 5,000 feet horizontally from a point 200 feet from each end of visual
runways, and b) Areas 4,000 feet wide extending 10,000 feet horizontally from a point 200 feet from
each end of instrument runways.

RMMA Draft Strategic Business Plan

August 2, 2021

30

LOUISVILLE

BOULDER COUNTY

SUPERIOR

AIRPORT INFLUENCE AREA

BOULDER COUNTY

AP
PR

O
AC

BROOMFIELD
H

ZO
NE

S

WESTMINSTER

JEFFERSON COUNTY

JEFFERSON COUNTY

R
PR UNW
OT
E AY
ZO CTIO
NE
S N

BROOMFIELD

LEGEND
AIRPORT INFLUENCE AREA
APPROACH ZONES

ADAMS COUNTY

JEFFERSON COUNTY

WESTMINSTER

RUNWAY PROTECTION ZONES
CITIES
SUPERIOR
BROOMFIELD

AIRPORT INFLUENCE AREA

WESTMINSTER
LOUISVILLE

®

A WOOLPERT COMPANY
720 S Colorado Blvd ● Suite 1200-S ● Glendale, Colorado 80246

Phone: 303.524.3030 ● Fax: 303.524.3031
● jviation.com ●

ROCKY MOUNTAIN METROPOLITAN AIRPORT
STRATEGIC BUSINESS PLAN
AIRPORT INFLUENCE AREA WITH APPROACH ZONES

LOUISVILLE

BOULDER COUNTY

SUPERIOR

AIRPORT INFLUENCE AREA
BROOMFIELD

BOULDER COUNTY

AI

RP

OR

T

CR

ITI

CA

LZ

ON

ES

WESTMINSTER

JEFFERSON COUNTY

JEFFERSON COUNTY

BROOMFIELD

LEGEND
AIRPORT INFLUENCE AREA
AIRPORT CRITICAL ZONE

ADAMS COUNTY

JEFFERSON COUNTY

WESTMINSTER

CITIES
SUPERIOR
BROOMFIELD

AIRPORT INFLUENCE AREA

WESTMINSTER
LOUISVILLE

®

A WOOLPERT COMPANY
720 S Colorado Blvd ● Suite 1200-S ● Glendale, Colorado 80246

Phone: 303.524.3030 ● Fax: 303.524.3031
● jviation.com ●

ROCKY MOUNTAIN METROPOLITAN AIRPORT
STRATEGIC BUSINESS PLAN
AIRPORT INFLUENCE AREA WITH CRITICAL ZONES

The Plan lists the following allowable uses on the property owned by the Airport:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Aircraft operations, per Federal Aviation Regulations (FAR)
Airport control towers, maintenance, operations, and support facilities
Aircraft Management
Aircraft part(s) sales
Flight instruction and flight simulator training
Air charter/air ambulance
Aircraft detailing, cleaning and interior design
Air cargo and support operations
Aircraft maintenance, repair, and manufacture
Avionic sales and rentals
Food services, preparation, and distribution
Retail gift and pilot supply stores
Fixed base operators
Automobile rental and leasing
Airport related structures and improvements including, but not limited to, aircraft hangars with
support and office space, aircraft related service and maintenance, aviation related
manufacturing centers with support and office space, general aviation support facilities,
aircraft related fueling facilities
Fueling storage and distribution facilities
Airport security building support facilities, and operations
General office and retail service establishments
Hotels, including short-term living quarters for aviation uses
Other similar aviation uses
Research and development facilities
Business and professional offices
Medical and dental offices, urgent care facilities, and emergency care facilities
Hospitals, including a heliport in conjunction with hospital operations
Laboratories, except those involved in any process producing or emitting noxious fumes,
smoke, dust, odor, noise, or other detrimental by-product
Banks and similar financial institutions
Restaurants, including drive through, taverns, and lounges
State licensed daycare center or preschool or nursery
Recreational facilities, including but not limited to swimming, tennis, health, and sport court
facilities
Public and private colleges and schools including trade, vocational, and professional schools

The 2010 Land Use Plan policy regarding surrounding land use is as follows:
Goal: Preserve airport uses by planning for compatible land uses around the Rocky Mountain
Metropolitan Airport.
Objective A: Maintain airspace around the Rocky Mountain Metropolitan Airport.
Policies:
1. The height of new development should be in compliance with Federal Aviation Regulations
regarding 14 Code of Federal Regulation (CFR) Part 77 – Objects Affecting Navigable Airspace.
2. New development within the Airport Influence Area should grant an avigation easement to the
Rocky Mountain Metropolitan Airport. The avigation easement should address:
a. the right of flight in the airspace above the property,
b. the generation of noise and other impacts associated with aircraft overflight,
c. the height of structures,
d. landscaping (wildlife attractants),
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e. access to the property for the removal or aeronautical marking of objects exceeding
the established height limit,
f. potential electrical interference,
g. glare, and
h. other hazards to flight being created on the property.
3. Land uses within the Airport Influence Area that produce hazards to aircraft in flight should be
discouraged. Characteristics to be avoided include:
a. glare or distracting lights which could be mistaken for airport lights,
b. sources of dust, steam, or smoke which may impair visibility,
c. sources of electrical interference with aircraft communications or navigation, and
d. any use which may attract additional concentrations of wildlife at the Airport.
Objective B: Plan for land uses that are compatible with the noise associated with an airport.
Policies:
1. Encourage commercial, industrial, agricultural, and golf course uses near the airport.
2. Discourage residential uses, schools, libraries, and hospitals within the Airport Critical Zones.
Objective C: Carefully consider land uses in Airport Critical Zones.
Policies:
1. Within Airport Critical Zones, limit uses that would allow large numbers of people to gather in
a concentrated area such as amphitheaters, religious assemblies, event centers, etc.
The 2010 Land Use Plan policy regarding Airport Critical Zones is as follows:
Goal: Protect the Airport Critical Zones at the Airport.
Objective A: Consider land use options to minimize the impacts of and to Airport Critical Zones.
Policies:
1. Structures that accommodate large gatherings of people, such as schools, churches, etc.,
should not be placed in Airport Critical Zones.
2. Large structures that accommodate people, such as shopping centers, stadiums, etc., should
not be placed in the Runway Protection Zones.
3. Where acquisition cannot occur, avigation easements should be obtained from the property
owners within the Runway Protection Zones.
4. Within the Runway Protection Zones residences, schools, day care centers, or other similar uses
are prohibited, in accordance with the Federal Aviation Regulation (FAR).
5. Within the Airport Critical Zone residences, schools, day care centers, or other similar uses are
not recommended and strongly discouraged.
6. Smoke generating activities within the Runway Protection Zone are prohibited, in accordance
with the FAR.
7. Fuel handling or storage facilities may not be located within the Runway Protection Zones, in
accordance with the FAR.
8. No building or structure that creates glare or misleading lights, or is hazardous to air
navigation, shall be placed in the Runway Protection Zone, in accordance with the FAR.
9. Where possible, the Rocky Mountain Metropolitan Airport should obtain avigation easements to
protect current and future development needs for the Approach Zone within the Airport
Influence Area.
Other policies related to transportation, coordination, and site design are also included in this Land
Use Plan.
Outside of the Airport Land Use Plan, planning and development in Jefferson County and the area
surrounding the Airport is defined by the Jefferson County Comprehensive Master Plan, the North Plains
Area Plan, and the Jefferson County Zoning Resolution.
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The Jefferson County Comprehensive Master Plan acknowledges that the Airport is an opportunity,
attractor, and strength to the County. That the Airport provides a vital link to business activities.
“These days businesses want proximity to airports. The Rocky Mountain Metropolitan Airport is located
in the northern part of Jefferson County and provides general aviation. Jefferson County exists minutes
away from an international commercial airport, Denver International Airport. Both the Rocky Mountain
Metropolitan Airport and the Denver International Airport benefit the economic development of the
County.” The Plan acknowledges an Airport Influence Area under which particular land uses are
influenced by, or will influence, the operation of the Airport in either a positive or negative manner.
The North Plains Area Plan is an update of the 1989 North Plains Community Plan and includes land
use recommendations for the unincorporated portions of Jefferson County that are located to the north
of Clear Creek, south of the Jefferson County line, west of Sheridan Blvd, and east of the Mountains.
The North Plains area is bounded by the cities of Golden to the south, Broomfield to the north and
Arvada and Westminster to the east.
The North Plains Area Plan has a section for the Rocky Mountain Metropolitan Airport, which states the
following:
The future viability of the Rocky Mountain Metropolitan Airport is vital to the economic health
of the region. To that end, the County should ensure that new developments will be
compatible with the operations of the airport.
1. Ensure that land use within the Airport Influence Area will not result in increased
demand for public expenditures to protect new development from hazards associated
with aircraft.
2. Ensure that noise-sensitive land uses such as schools, homes, hospitals, etc., occur
outside Approach and Departure Zones.
3. Ensure that the manufacturing, processing, or storing of explosive, toxic or radioactive
materials does not occur in Approach and Departure Zones.
4. Residential development should not occur within the Airport Critical Zones.
5. Provide avigation easements within the Airport Influence Area.
6. Maintain the Runway Protection Zones, defined by the Airport Environs Land Use Plan
in the 2010 Airport Master Plan, free of any structures.
7. Designate land uses within and immediately adjacent to Airport Influence Areas that
are compatible with the associated hazards and noise of airports. Residential
development should not occur in areas affected by 60db(A) or greater noise level.
The Jefferson County Zoning Resolution, updated in February of 2021, establishes land use
regulations, procedures and restrictions for the promotion of the health, safety, and welfare of the
present and future inhabitants of Jefferson County. As shown on Figure 4-12, the Airport is a planned
development district (P-D). As per the Zoning Resolution:
The Planned Development (PD) Zone District is a versatile zoning mechanism allowing for land
development of any nature (residential, commercial, conservation, mining, industrial, public or
quasi-public, etc.) either as a single use or in combination, through total integrated project
planning.
The PD Zone District may include uses of any nature (residential, commercial, conservation,
mining, industrial, public or quasi-public, etc.), however, the uses and standards for a PD Zone
District are limited to those included in the Official Development Plan (ODP).
The major circulation and land use developments surrounding the Airport are shown on Figure 4-13
and described below.
North of the Airport, the Town of Superior continues to focus on residential and open space reserves.
The City and County of Broomfield recognized improvement areas near the Airport with a transitoriented employment center, as well as open space reserves. South and east of the Airport falls within
the City of Westminster, who have identified areas near the Airport for business park developments.
Northwest of the Airport is the City of Louisville.

RMMA Draft Strategic Business Plan

August 2, 2021

35

Flatirons Crossing Regional Mall - Located in Broomfield, CO - FlatIron Crossing is a shopping center
with popular retailers like Apple, Dillard's, Macy's, AMC Theatres, and Crate & Barrel and restaurants
including Bad Daddy's Burger Bar, California Pizza Kitchen, Gordon Biersch Brewery, P.F. Chang's, and
Red Robin.
Omni Hotel and Golf Course - The Golf Club at Omni Interlocken Hotel is a breathtaking setting with
our 27-hole championship golf course. The course consists of three individual regulation 9-hole coursesEldorado, Vista and Sunshine.
Interlocken – A high-end residential, master-planned community, northwest of Runway 12L/30R.
Arista- A high-end residential, master-planned community, northeast of Runway 12L/30R.
Walnut Creek Golf Preserve - Home to more than 77 wildlife species and a variety of native plants,
Walnut Creek Golf Preserve is an Audubon Certified Signature Sanctuary. The 215 acres are sustainably
managed to preserve and support wildlife habitat. Founded in 1999, this award-winning championship
course offers the most natural and unspoiled public golf experience in Colorado.
Westmoor Business Park - In January 1998, Westfield Development Company embarked on this
ambitious office park located adjacent to the Jefferson County Airport in the northwest Denver-Boulder
Highway 36 corridor. The master-planned park included a recreation center, golf course, 3.5 miles of
trails, and open space. Westfield was able to construct, lease, and manage 1,245,000 square feet of
office space located in 10 multi-story buildings.
Simms Street Relocation – Improvements to Simms Street adjacent to Airport Property.
RTD FasTracks Program, Northwest Rail Corridor – A multi-billion-dollar program to build over 120
miles of new commuter and light rail routes to enhance transit services around the Denver area.
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STRATEGIC BUSINESS PLAN
SURROUNDING LAND USES / DEVELOPMENT

5.

AIRPORT’S MISSION AND GOALS

The current mission and vision statements, as well as suggested revisions for Rocky Mountain
Metropolitan Airport are described below. Revisions attempt to make the statements clearer and to the
point.
Current AAB Mission Statement: RMMA will provide safe, professional and efficient
operations to our diverse aviation stakeholders, focusing on environmental
stewardship while enhancing its financial sustainability and its community
engagement.
Suggested Revision: RMMA will provide facilities that enable safe and efficient aircraft
operations to our diverse aviation stakeholders, while following environmental
regulations, ensuring financial sustainability, and engaging surrounding communities.
Current AAB Vision Statement: RMMA will be the Premier regional airport and a
valuable asset to the Front Range by providing exceptional services and facilities to
General/Corporate/Commercial aviation operators and aerospace
manufacturing/service companies, while supporting the surrounding communities via
job creation and access to air travel.
Suggested Revision: RMMA will be the premier regional airport and a valuable asset to
the Front Range by providing exceptional services and facilities to aircraft operators
and customers, access to air travel and the aviation industry, and job creation.
The initial visioning by the AAB identified the following goals for the Airport:
1. Provide for safe airport operations through a well-maintained airfield and trained and
responsive staff;
2. Drive growth in diverse aviation sectors to achieve sustainable airport revenues and
economic development for the region;
3. Invest in infrastructure that supports the long-term strategic growth of the airport; and
4. Develop airport property that maximizes airport resiliency and that is compatible with
existing airport uses and surrounding communities.
Jefferson County is also working on its strategic plan for 2022 and beyond 3. As per the website, “the
outcomes and objectives identified in the plan will directly align and support the development of the
2022 Jefferson County budget and will guide the work we do over the next several years”. The plan is
organized by seven proposed outcome areas:

3

•

Create Safe, Healthy and Thriving Communities - Jefferson County communities are diverse and
active, with access to multi-faceted services – people experience a high quality of life, are safe
in their neighborhoods and are connected to a variety of amenities.

•

Enhance Inclusive Community Engagement - Jefferson County recognizes, supports, and
enhances diversity in all forms, and intentionally seeks inclusive approaches to ensure
equitable access and engaged communities around issues that matter to them.

•

Ensure Responsible Growth and Development - Jefferson County supports balanced growth that
enhances quality of life and diverse employment opportunities, is affordable for those who
live, work, and play in the county, and aligns with the long-range community planning efforts.

•

Protect Natural Resources and Our Environment - Jefferson County promotes environmental
stewardship and open spaces by working to ensure access and responsible use, mitigating
natural hazards and preserving resources for future generations.

•

Strengthen Public Facilities and Infrastructure - Jefferson County is continuously focused on
enhancing infrastructure resiliency, creating versatile spaces and amenities for residents and
visitors to enjoy and ensuring ease of movement within the county.

Jefferson County Strategic Plan | Jefferson County, CO (jeffco.us)
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•

Operate as an Employer of Choice - Jefferson County government is invested in attracting,
developing, and retaining a highly motivated, engaged and skilled and service focused
workforce that reflects the county’s commitment to diversity, equity and inclusion.

•

Provide Innovative, Equitable and Effective Services - Jefferson County government
incorporates new approaches and best practices to continuously improve responsive
communication and service delivery.

a) Refined Airport Goals
Successfully managing any competitive, service-oriented public organization requires a clear set of
goals that define the customer experience and the stakeholder expectations. The following are goals
that will guide Airport management through its development decisions and strategy. They incorporate
the Airport’s mission and vision, and goals, the previous Master Plan goals that still resonate, the
County’s goals, and survey results. Also included are a set of metrics that can be used to more
concretely determine whether goals are being met. When answering the metrics questions, a scale (1
through 5) can be applied for further quantitative assessment.
1. Ensure safe and efficient aircraft operations through updated services, resilient facilities,
and a responsive staff
Metrics:
a. Are we meeting FAA design and maintenance standards?
b. Are we meeting consistently with the FAA so that they understand our project needs and
priorities?
c. Do our services complement technology advances?
d. Do we implement new technology solutions for our tenants and customers?
e. Have we assessed all customer touch points for ways to improve service and reduce costs?
f.

Are we regularly training staff?

2. Meet the needs and demands of aircraft operators with responsible growth and
development and investment in infrastructure
Metrics:
a. Are we being responsive to development proposals?
b. Are we being responsive to infrastructure needs?
c. Are we following county development patterns?
d. Do we understand the different demands from our various tenants?
e. Are we ensuring that development follows compatible land use?
3. Be compliant with environmental regulations, land use policies, and regional plans and
policies
Metrics:
a. Does the Airport comply with all established state and federal environmental regulations?
b. Can our Fly Quiet Program be improved in its policies and distribution to our tenants?
c. Is development on- and off-airport property following land use policies to ensure
compatibility?
d. Are we seeking out and attracting aviation sectors that advance aviation technology to do
business at our Airport?
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e. Do we review and provide comments on Airport-adjacent development referrals regarding
their compatibility with airport operations?
4. Strive for fiscal self-sufficiency, independent of economic environment and availability of
grant funding
Metrics:
a. Do our leases have competitive terms?
b. Are we offering the right amount and type of concessions (parking, retail) that can charge
competitive prices and optimize revenues?
c. Are we making highest and best use of our land and facilities?
d. Do we cater to diverse aviation industry sectors?
e. Are we keeping our costs as reasonable as possible without sacrificing the safety of our
tenants and customers?
f.

Do we have streamlined contracting processes to encourage private sector involvement?

g. Do we have incentives to encourage airport-related business development?
h. Have we assessed and restructured, where necessary, current airport contracts with
vendors and tenants?
5. Engage the surrounding communities by providing platforms for constructive feedback and
debates
Metrics:
a. Are we providing enough opportunities to the public for feedback?
b. Are we being responsive to community concerns?
c. Are we or our airport tenants out-of-compliance with any FAA or Environmental
regulations?
d. Is the public adequately notified about our public meetings, such as the Airport Advisory
Board and RMMA Community Noise Roundtable?
6. Be of economic and social value to the region through job creation and providing an
environment that can support the aviation industry
Metrics:
a. Are we marketing the Airport in a way that entices business development?
b. Are we clear about leasable land for aeronautical and non-aeronautical uses at the Airport?
c. Are we engaging students and entrepreneurs about possibilities at the Airport?
d. Are we working with the county and cities to create a seamless transportation hub via
roads, rail and bus?
e. Are we a valuable partner to the goods movement network in the region?
f.

Have we partnered with area and regional businesses to promote and maximize the use of
our Airport?
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6.

OPPORTUNITIES AND CONSTRAINTS

Airports are unique financial organizations with strict oversight by the Federal Aviation Administration
(FAA), which creates both opportunities and constraints. Revenues and grant funds received by the
Authority from airport activities and operations are required to remain “on the airport” and used for
airport purposes. The FAA demands that airports be used for aeronautical purposes, but also requires
fiscal independence and allows non-aeronautical uses on airports to support this as long as these nonaeronautical uses do not impact the safe and efficient operation of aircraft.
Fiscal responsibility, personal accountability and organizational effectiveness define an airport and
frame the approach to tackling the immediate challenges facing an airport. Identifying the internal
strengths and weaknesses, as well as external opportunities and threats helps prepare airport staff to
identify priorities and development at the Airport.
Strengths:
•
•
•
•
•

Three runways; runway lengths that accommodate larger, corporate and commercial service
aircraft
Two FBOs with new or newer facilities and a multitude of services for the corporate, ondemand travel community
Competitive fuel prices
Lean Airport organization and knowledgeable staff
ARFF, snow removal, de-icing services

Weaknesses:
•
•
•
•

Lack of infrastructure on south side of Airport
Less direct on- and off-airport access
Site preparation costs
Large amount of pavement to maintain

Opportunities:
•
•
•
•
•
•
•
•
•

Demand for hangar space
Interest in commercial air service
Growth in business aviation sector
Creating jobs and revenue for county via Airport
New industry sectors, like urban air mobility and space travel creating new market demand for
Airport facilities
New aircraft and fuel technology improving customer experience and lessening nuisance to
surrounding communities
Simms Road expansion and other transportation improvements creating better Airport access
Lower operational costs than at other airports
Less congestion than at other airports

Threats:
•
•
•
•

Competition for customers/other airports
Funding availability – private/FAA
Available land near the airport (competition)
Opposition to airport development
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7.

AIRPORT BUSINESS BEST PRACTICES

This section discusses the airport as a public facility with a business enterprise focus. Adequate
revenue generation and financial self-sustainability are at the forefront of this enterprise to thrive and
meet the needs of its users. Federal law provides strict regulation and guidance for the safe and
efficient use of public airports while providing fiscal boundaries to ensure that investment in airport
facilities remain available to the public. Jefferson County and RMMA have adopted these practices
within the policies and procedures guiding airport administration.
Jefferson County administers RMMA through the Airport Fund, which is one of several Enterprise Funds
“used for operations provided to the public through user charges that makes the entity selfsupporting. Enterprise Funds are business-type activities similar to those found in the private
sector.” Users of the Airport pay for the facilities developed there and the FAA provides Airport
Improvement Program (AIP) grant funding for eligible capital improvement program projects.
Clear policy and procedures for all airport users and prospective users ensures a fair and competitive
environment while protecting safety, security and user’s investment in the airport. Jefferson County
and RMMA have adopted these standard airport business best practices and they have updated them
over time to allow for changes in the industry. The following is a summary of these policies and
procedures that form the basis of the airport’s business operations. Each of these documents are
available on the RMMA website for use by all existing and prospective airport users.
•

•

•

•

•

Administrative Policy, Airport Lease Agreements (May 5, 2020) – All Airport-owned property
is subject to this policy. It sets the primary mechanism for building, operating and improving
airport facilities. The policy ensures that leases comply with applicable law and the Airport’s
Rates and Charges, Minimum Standards, and Rules and Regulations. When a lessee is building
or improving capital facilities, the term of the lease allows for a reasonable period to
beneficially use the facility and amortize the investment.
Airport Rates and Charges (Effective January 1, 2020 – December 31, 2021) – Rates and
Charges for airport facilities and services are based on the requirement to receive not less than
fair market value (FMV) for facility rents and fully recover the cost of providing services to
airport users. Rates and charges are updated each year using changes in market rates and the
Consumer Price Index for all urban consumers (CPI-U) for most adjustments.
Minimum Standards (Original Adoption March 19, 2002, Updated January 25, 2021) –
Minimum Standards are intended to (1) encourage the provision of high-quality products,
services, and facilities to RMMA users, (2) encourage the development of quality improvements
at the Airport, (3) promote and ensure safety, (4) promote the economic health of Airport
businesses, and (5) promote the orderly development of Airport property. These standards also
allow for the
Rules and Regulations (August 14, 2001, Updated January 27, 2021) – Rules and Regulations,
and any amendments thereto, are designed to protect the public health, safety, interest, and
general welfare on the Airport and to restrict (or prevent) any activity or action which would
interfere with the safe, orderly, and efficient use of the RMMA by its Operators, Lessees,
consumers, and users. They are written to ensure that all users understand their applicability
and that their use and enjoyment of the airport is conditioned upon compliance with the Rules
and Regulations. They protect the Civil Rights of all users, and they are enforced by the
Airport Director.
Procedural Guidelines for Airport Development (January 22, 2008) – Procedural Guidelines
for Airport Development provide a clear process for how to engage with the Airport to develop
high quality facilities in a timely manner. This process is facilitated by the necessary
information that is needed by airport staff to engage with prospective developers. It also
ensures that developers are clear on the Rates and Charges, Minimum Standards, and Rules and
Regulations that will apply to their project. Most importantly, the interaction provides the
process to establish a Lease Agreement, consistent with the Administrative Policy for Airport
Lease Agreements prior to any work on the development begins.
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•

[1]

FAA Grant Assurances (FAA Airport Compliance Program) [1] – Ongoing compliance with the
contractual obligations to the federal government for the receipt of federal funding is a
condition of previous grants in aid and a condition of future Airport Improvement Program (AIP)
participation. Much like the local policies and procedures established by Jefferson County and
RMMA, FAA Grant Assurances ensure the safe, efficient and orderly development and use of the
public airport facilities. These grant assurances protect the investment of users throughout the
National Plan of Integrated Airport Systems (NPIAS). The local best business practices are
largely founded in compliance with the FAA Grant Assurances and the FAA Airport Compliance
Program.

https://www.faa.gov/airports/aip/grant_assurances/media/airport-sponsor-assurances-aip-2020.pdf
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8.

DEVELOPMENT SCENARIOS

Development at an airport is based on market demand, funding, and availability of land and
infrastructure. Development decisions at an airport are driven by the goals of the Airport, revenue
potential, costs, and ensuring FAA design and safety standards are met. Screening of potential airport
development should be a quantitative and objective exercise. The various airport uses and associated
minimum development acreage should be understood. Since the majority of existing RMMA facilities,
infrastructure, and access roads are on the north side, consideration on whether a development can be
accommodated on the north side, either through available land or through the re-use of existing
facilities should be the first decision for any future development. The various airport uses, their
operational characteristics, and associated approximate minimum acreages are described below and
shown on Figure 8-1.

a) Airport Uses
General Aviation – Leisure Flying – Private pilots who own an aircraft, typically a light single- or twinengine aircraft so that they can fly on personal business and for enjoyment on the weekends, practice
maneuvers, fly to short destinations, or are building an experimental aircraft for practice flights in the
vicinity. This is a primary use at general aviation airports, and it requires aircraft hangar space
(typically a t-hangar because of its cost-effectiveness) and airside access or a good taxiway/taxilane
system. T-hangar developments serve the needs of multiple pilots interested in storing their aircraft at
an airport. While the size can vary, a typical T-hangar development can be two rows of eight (8) hangar
complexes, each housing eight (8) T-hangar units for a total of 128 T-hangar units, on approximately 13
acres of land, as shown on Figure 8-1.
Currently all the aircraft storage facilities are located on the north side of the Airport and there are
significant waiting lists (demand) for additional hangar storage at the Airport. The FAA TAF as well as
Airport Master Plan forecast indicates a continued need for hangar storage as growth in GA operations
and based aircraft continues (Table 8-1). There is currently not enough space on the north side of the
Airport to accommodate an additional T-hangar development, without significant re-development or
replacement of the existing facilities. A T-hangar development can be accommodated on the southwest
or southeast side of the Airport.

TABLE 8-1 - AIRPORT MASTER PLAN GA HANGAR STORAGE REQUIREMENTS
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Aircraft or Parts
Manufacturing

Private/Business/Charter
or Emergency Operations

Commercial
Passenger/Cargo Airline

FBO

Flight School
Compatible NonAeronautical Businesses

MRO

GA Aircraft Storage

Compatible NonAeronautical Businesses

General Aviation – Flight Training – Pilot flight training that is typically completed in small, single- and
twin-engine aircraft, and turboprop aircraft. Small schools, individual instructors, as well as large
franchises provide this type of service. Flight training typically occurs seven days a week, during
daytime and nighttime hours. Requires aircraft parking, vehicle parking, and office space; a minimum
of approximately five (5) acres.
Four fixed-wing flight schools and one helicopter training school currently operate at the Airport. There
is currently no unmet demand for an additional flight school. A flight school can require a relatively
low amount of space, depending on its operational goals and could possibly be accommodated on the
north side of the Airport. The southwest side of the Airport could accommodate a robust flight training
operations or a large franchise.
General Aviation – Fixed Base Operator (FBO) – A business that provides services to based and
itinerant aircraft, including aircraft parking, fueling, maintenance, passenger handling, catering, and
office/meeting room space. These types of businesses typically operate 24-hours per day, seven days a
week, depending on customer needs. Requires hangar, terminal, apron, and parking facilities; a
minimum of approximately 15 acres, driven by the requirements in the Airport Minimum Standards.
Sheltair and Signature currently provide FBO services at the Airport. Both of their leases allow for
expansion of their respective facilities on the north side of the Airport. Growth in GA operations, or
southside development needs could warrant demand for a third FBO, or a satellite facility for one of
the existing FBOs. The north side currently does not have a 15-acre parcel of land available for
development of a new, third FBO, so any consideration would be on the south side of the Airport,
specifically, the southwest quadrant where there is a significant amount of developable land.
Corporate Aviation – Private Jets/Business/Charter Travel – On-demand, point-to-point service under
Federal Aviation Regulation (FAR) Part 135. These types of operations typically use light, jet aircraft
like the Gulfstream G280 and Cessna Citation Jet and operate seven days per week, daytime and
nighttime, based on customer needs. Requires corporate hangar space, apron area, and vehicle parking
facilities; a minimum of approximately seven (7) acres.
Conventional hangars are primarily used to store corporate aircraft, to establish corporate flight
departments, or charter services. As the demand for private jet travel and on-demand charter service
grows, additional demand for conventional hangars is expected (as shown in Table 8-1). There is space
on the north side of the Airport to accommodate some additional conventional hangars, and this should
be considered first, for any corporate, on-demand-type requests. The southwest quadrant of the
Airport can accommodate significant additional conventional hangar development and more robust Part
135 operations.
Apron space can be critical for corporate aviation and charter operations and needs to be considered in
those types of development proposals. The Airport currently has three aprons on the north side: 1)
440,000 square feet (northwest quadrant), 2) 615,000 square feet (northeast quadrant), and 3) 272,000
square feet (northeast quadrant); this apron area cannot accommodate transient/itinerant aircraft.
The master plan forecast that an additional approximate 16,800 square feet of apron area will
eventually be needed for based aircraft, and an additional approximate 6,000 square feet of apron
area will eventually be needed for itinerant aircraft.
Commercial Passenger/Cargo Airline – Provide scheduled operations for passengers or for cargo
transport and operate under FAR Part 139. Regional passenger air service is provided by aircraft such as
the Canadair CRJ and Embraer ERJ, and typically operate mornings and early evenings depending on
the markets being served and connections to destinations beyond the hub airport. Air cargo operations
typically use larger aircraft, such as the Boeing 767-family of aircraft. Cargo operations typically
happen late at night and early in the morning. Requires terminal, apron, and vehicle parking facilities;
a minimum of approximately 15 acres, however, a more typical operation requires between 25 and 50
acres.
The demand for commercial passenger and cargo operations at the Airport are unclear. Denver Air
Connection briefly served the Airport starting in 2006, and some air cargo still transitions through
RMMA and uses the apron area in front of the terminal building for its operations. A small commercial

RMMA Draft Strategic Business Plan

August 2, 2021

47

passenger and cargo operation could be accommodated in the existing terminal building and on the
apron in front of the terminal. An operation requiring 25 to 50 acres would have to be planned on the
southwest side of the Airport.
Aerial Fire Fighting and Other Emergency Aircraft Operations – Emergency operations are typically
performed by large aircraft such as the McDonell Douglas DC-10 or Lockheed C-130, or helicopters such
as the Bell 205 or Sikorsky S-70C. Requires apron area and airside access for itinerant operations. If a
base is established, hangar and office space is also required; a minimum of 5 acres.
Currently, emergency aircraft operations, including aerial firefighting, are accommodated on the north
side of the Airport. Some growth in these operations is anticipated, but not significant enough to
warrant additional facilities.
Maintenance Repair Overhaul (MRO) – A business that provides various services to individual aircraft.
This can be simple maintenance, extensive refurbishing, overhaul of components or entire aircraft, and
can be a repair center for a specific manufacturer of aircraft. Requires commercial building space and
vehicle parking, hangar and apron space; a minimum of approximately 12 acres. This type of business
typically operates Monday through Friday, 8AM to 5PM, but can also be on demand depending on
customer needs
If a MRO was proposed to be developed at the Airport, it would most likely have to be developed on the
southwest side of the Airport because it would require airside access. Twelve contiguous acres with
airside access are not currently available on the north side of the Airport.
Aircraft or Parts Manufacturing – Complete fabrication and assembly of aircraft or specific parts; may
include painting. Operations can take place in one large building or a complex of buildings and usually
occur Monday through Friday, 8AM to 5PM. Requires commercial building space and vehicle parking and
may require apron space; a minimum of approximately 8 acres.
Pilatus currently has a manufacturing operation on the southwest side of the Airport. Expansion of
these facilities is anticipated, and there is plenty of space to accommodate expansion when demand
warrants. A parts manufacturing business, not requiring airside access, and not requiring a large
amount of land, could be accommodated on the north side of the Airport, and on land identified for
non-aeronautical use.
Compatible Non-Aeronautical Business – Examples include non-airport vehicle and maintenance
equipment storage, car rental facilities, public parking, municipal administrative offices,
retail/commercial businesses, small stand-alone restaurants and other concessions, or multi-acre
industrial and manufacturing facilities. These types of businesses do not need airside access and can
vary in size; approximately 5 acres is a good set-aside for these types of businesses.
There are areas on the both the north and south side of the Airport that can accommodate compatible,
non-aeronautical businesses.
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a.

Development Areas

Northeast Development Area – This is currently the most developed area on the Airport (Figure 8-2),
and there is little opportunity for expansion, especially considering the Sheltair Development expansion
option. The area still has opportunity for corporate hangars, apron area and further north, nonaeronautical development. Complete redevelopment of the area has been contemplated and is shown
on Figure 8-3. Redevelopment as existing general aviation hangars reach the end of their lifespans
would create more opportunity for conventional hangars to accommodate larger business jets and
charter aircraft but would be a significant financial and operational undertaking. Terrain is a
consideration for development in this area.
If the existing ARFF building was relocated, some limited terminal expansion would be a possibility.
Expansion of the terminal building would require expansion of vehicle parking, which would be possible
north of the terminal building. Use of the existing terminal building for commercial passenger activity
would displace existing users in this building and require alternative facilities for those businesses.
Northwest Development Area – There is also little opportunity for expansion of this quadrant (Figure
8-2) with the exception of the vacant ground and underutilized ramp with airside access subject to a
Signature FBO ground lease. With terrain also being a consideration in this area, some non-aeronautical
development without airside access would be possible in the furthest north portions of this quadrant.
Southwest Development Area – This area is large enough to accommodate different aviation uses, and
all the facility requirements based on forecast demand (conventional and t-hangars, and transient
apron area). The area can support general aviation, commercial passenger service and air cargo
facilities, and various non-aeronautical development. While this area provides the most flexibility for
future development, the challenges of this area include a lack of nearby FBO services, vehicle access,
and utilities infrastructure. Development in this quadrant should focus on aeronautical uses needing
airside access, nearest the Runway 12R end. FAA funding to develop Taxiway O and redevelop Taxiway
D should be made a priority, as shown on the current CIP, to spur aeronautical development.
Two development scenarios in the southwest quadrant are shown on Figure 8-4 and Figure 8-5.
Southeast Development Area – There is a small area in the southeast quadrant (approximately 20
acres) that could host a T-hangar development (Figure 8-6). The development would have airside
access but would not be able to accommodate any larger, corporate-type jets due to design standard
limitations. Storage for small, light, single- and twin-engine piston aircraft or experimental aircraft
could be accommodated. Terrain and road access is an issue in this area.
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AIRPORT NORTH SIDE FACILITIES

Northwest Quadrant Redevelopment

Southwest Quadrant Development with
Commercial Service Focus

Southwest Quadrant Development with
General Aviation Focus
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9.

DEVELOPMENT EVALUATION PROCESS

This section explains the criteria and a suggested process by which development ideas, proposals and
other facility considerations can be evaluated to determine highest and best use of land on the
Airport’s property. Criteria are grouped into similar functional categories and include a brief definition
of each. The suggested process for evaluating development concepts is to array the criteria into a
comparison table or matrix to allow for a quantitative assessment. The purpose of the process is to
establish a consistent and objective tool for evaluating potential airport facilities. This same process
can also be used when soliciting multiple proposals for a specific airport use.
This development evaluation process is one tool that Airport staff can use when comparing competing
proposals for the same type of use and proposals for different aviation uses competing for the same
parcel of land. Other deciding factors may also be present when Airport staff is faced with evaluating
one or multiple proposals. The knowledge, experience and expertise of the Airport Director and staff
is needed in these situations to make development recommendations to the Board of County
Commissioners (BCC). It is this final recommendation, based on all of the available facts and
information, that should inform the BCC land lease decisions.

a.

Facility Requirements

Each airport use has specific facility needs and a logical layout to best meet the customer profile. Safe
aircraft movement to and from the runways have FAA design standards that must be met. The
following are brief descriptions of each facility requirement criterion.
Space Requirements fit into Available Land – Approximate minimum acreage for each airport use is
discussed in Section 8 and shown on Figure 8-1. The proposed development should be compared to
these minimum space requirements as well as those discussed in the Airport’s Minimum Standards to
determine whether the development is compliant with industry size standards and available land.
Space Requirements Conform to FAA Design Standards – FAA AC 150/5300-13A, Airport Design,
defines the airport facility design standards for aircraft operations, depending on type of aircraft, its
wingspan, length, and tail height. The proposed development must be evaluated to ensure that FAA
design standards are being adhered to and will not cause a safety or non-compliance issue when shown
on the ALP, which must be FAA-approved.
Meets and Exceeds Airport’s Minimum Standards – The Airport’s Minimum Standards define specific
requirements regarding certain airport development. Each development proposal must be evaluated
against this document to ensure that Airport management’s expectations are being met. Minimum
Standards can also be updated over time at the discretion of the Airport Director and on a case-by-case
basis.
Shows ability to meet Airport’s Rules and Regulations – The Airport has defined rules and regulations
for its tenants and aircraft operators. Each development proposal must be evaluated against this
document to ensure a continued safe operating environment for all airport users.
Meets Aviation Demand – Demand at the Airport is defined in the 2011 Airport Master Plan Update, the
FAA TAF, in conversations airport management has with tenants and interested developers, and in
records stored by airport management, such as the hangar waiting lists. Each development proposal
should be evaluated based on how well it is satisfying the expressed and forecast airport demand.

b.

Constructability

Airport development requires a physical/construction effort and a paperwork/logistics effort. Both of
these factors have several criteria that determine whether the constructability of a project will meet
the Airport’s expectations and goals.
Development Timeline meets Airport’s Expectations and Needs – In attempting to meet various
demands at the Airport, management needs to ensure that development proposals are set to be
constructed within a timeframe that meets customer expectations. Leasing land with an unrealistic
construction goal can become a detriment to other viable development opportunities.
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Status of Entitlements and Funding – Environmental clearance, FAA ALP approval, construction
permits, engineering interdependencies like utilities and taxiway/taxilane construction, site grading,
and various funding mechanisms, especially if sources are both private and public, can all cause
significant delays to a project. Any development proposal must be evaluated against the realistic
schedules of entitlements procedures and funding availability.

c.

Financial Considerations

Financial constraints can limit, delay or derail an otherwise desirable project. The key measure for
RMMA is to maintain financial self-sufficiency in each development endeavor. Careful consideration of
a developer’s financial surety, capital needs, and viable market base are necessary to ensure that both
the development and the operation will be successful for the Airport. The following are financial
criteria.
Low or No Costs to Airport – Any airport funding commitments must be understood, for e.g., funding
for a taxiway or taxilane or apron area that will require grant funding or other sources of public
funding. Ideally the development proposal has low, or no costs to the Airport.
Favorable Revenue Generation for Airport – A proposed development needs to make financial sense.
A viable stream of revenue over the short-, medium-, and long-term should be shown in a proposal.
Airport staff should easily be able to decipher the financial implications of moving forward with a
development, making adjustments, or passing on the proposal.
Favorable Lease Terms – Airport management should not have to make so many concessions in the
lease terms that a proposal begins to favor the tenant more than the Airport. The FAA demands fair
market value on federally obligated property, and if any concessions are necessary, they should only be
over a short, start-up term.

d.

Operations Profile

Each development at RMMA will have an operational profile based on aircraft types, operational hours,
and customer base. Some operations will be limited to the direct users of the facility while others will
be open to the flying public, and others may also be open to the general public. Safe and secure
operations, and efficient use of each facility is the goal at all times. The following describe operations
criteria.
Favorable Operations Profile – Airport management is interested in new aircraft and fuel technology
that reduces effects on its surrounding communities. Larger aircraft with faster climb ratios, electric
aircraft with quieter engines, and operations that are focused on typical work hours (Monday through
Friday, 8AM to 5PM) are seen as favorable to the surrounding community and generally less disruptive
due to noise and overflight.
Safety/Security Protocols meet FAA and TSA Requirements – Different types of aircraft operations
have different FAA and Transportation Security Administration (TSA) requirements. A development
proposal should explain how the operation will address any required safety and security protocols to
ensure customers and facilities are not compromised.
Reasonable Vehicular Road Access and Auto Parking – The development proposal should define
whether on-airport, arterial, and local street access capacity, wayfinding and signalization are
sufficient to meet Airport, State and County level of service (LOS) standards associated with the
operational forecast volume of traffic during the AM Peak, PM Peak and Airport Peak hours. The
development proposal should also illustrate that sufficient parking will be provided for the operational
needs and include details regarding stall size and configuration and associated Americans with
Disabilities Act (ADA) accessibility requirements.
Creates Direct Jobs – It is important for the Airport to continue to be a value to the surrounding
communities and region as an economic driver. It should be apparent in each development proposal the
approximate number of direct jobs that the operation being proposed will create.
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Environmental Best Practices/Sustainable Practices in Place – The development proposal should
identify its approach to ensuring environmental best practices, such as recycling and using clean fuel
vehicles as well as other sustainability efforts to ensure their environmental impact is as low as
possible.
Favorable Aircraft Noise Profile – Section 8 of this Plan provides examples of aircraft types and
general operational profiles associated with each type of use. Some noise assumptions can be drawn
from these profiles. The FAA also provides basic information on how noise and sound are created and
impact persons on the ground and in buildings as follows 4:
Noise is sound that is unwanted. Some sounds, like a distant train whistle, can be a pleasant
sound for some, while being considered noise by others. Other sounds, like a neighbor's barking
dog in the middle of the night, are more universally found to be annoying. Even sounds that are
pleasant at one volume can become noise to us as they get louder. Noise, then, has both an
objective, physical component; as well as a subjective component that takes account of a
person's individual perception, or reaction, to a sound.
The decibel (db) is the unit used to measure the intensity of a sound. The human ear hears
sound pressures over a wide range. Decibels, which are measured on a logarithmic scale,
correspond to the way our ears interpret sound pressures.
To account for differences in how people respond to sound, the "A-weighted" scale (dBA) is
used. This scale most closely approximates the relative loudness of sounds in air as perceived
by the human ear and provides a more useful way to evaluate the effect of noise exposure on
humans by focusing on those parts of the frequency spectrum where we hear most. The A
weighted noise level has been adopted by the FAA as the accepted measure to consider aircraft
noise.
the day-night average sound level (DNL) noise metric is used to reflect a person's cumulative
exposure to sound over a 24-hour period, expressed as the noise level for the average day of
the year on the basis of annual aircraft operations. The DNL noise metric provides a mechanism
to describe the effects of environmental noise in a simple and uniform way. DNL is the
standard noise metric used for all FAA studies of aviation noise exposure in airport
communities. DNL and the closely related CNEL metric used in California are both similar to
LEQ, but they differ in how noise is treated during the evening and nighttime.
Because DNL takes into account both the amount of noise from each aircraft operation as well
as the total number of operations flying throughout the day, there are many ways in which
aircraft noise can add up to a specific DNL. Small numbers of relatively loud operations can
result in the same DNL as large numbers of relatively quiet operations (Figure 9-1).

4

https://www.faa.gov/regulations_policies/policy_guidance/noise/basics/#contours
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FIGURE 9-1 - FAA EQUIVALENT NOISE OPERATIONS

Each development proposal should be evaluated by the type of operation and aircraft being proposed;
whether it will create a small number of relatively loud operations or a large number of relatively quiet
operations or some combination thereof, and how that may affect the surrounding communities. It
should be noted that without a formal, technical noise analysis, all perceived noise from any operation
is subjective and based on generalized information only, like the information presented above.
An Environmental Assessment (EA) was completed as part of the 2011 Airport Master Plan Update. The
65 DNL noise contour from that EA is shown on Figure 9-2 for information purposes.
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e.

Development Evaluation Matrix

In considering future development proposals, Airport staff should have a quantifiable way to evaluate
whether the proposal is highest and best use of available land. Airport staff needs to consider space
requirements based on FAA criteria and their Minimum Standards, whether the development meets
their greatest aviation demands and operational needs, any environmental impacts, and whether the
proposal will be a financial benefit to the Airport. The matrix below uses the above, defined criteria to
help Airport staff compare and evaluate future development proposals.
The following steps describe how the development evaluation matrix would be applied to each
development proposal.
Step 1 – Establish Criteria Category Weighting - Some categories of criteria will be more important
than others and should be weighted accordingly. The four categories start as evenly weighted at 25
percent each and sum to 100 percent. These category weights can be adjusted to account for the
higher or lower importance of a particular airport use. As an example, facility requirements may be
very important to meet versus the constructability timeline associated with a project. The
corresponding weight give to facility requirements would then be increased from 25 to 30 percent and
constructability would be reduced from 25 to 20 percent.
Step 2 – Numerically Score Criteria - To apply the development evaluation matrix, each criterion is
scored numerically from 1 to 5 where:
1 = Deficient – does not meet Minimum Standards, Rules and Regulations, and is inconsistent
with long-term goals
2 = Deviates – proposal deviates from one or more required or desired characteristic
3 = Acceptable – meets Minimum Standards, Rules and Regulations, consistent with goals
4 = Improved – exceeds Minimum Standards and offers one or more desired characteristics
5 = Exceptional – provides extraordinary value to the Airport and region
Step 3 – Sum Criteria Category and Apply Weighting – With the sum of the category scores this
subtotal is multiplied by the established weighting to reach a weighted score.
Step 4 – Sum Weighted Scores – The sum of the weighted scores provides a total score for each
proposal that can either be compared to identify the proposal that best meets the airport’s
development objectives or that stands alone as being an overall Acceptable or Exceptional
development idea.
Table 9-1 is an example of the development evaluation matrix with the scoring process applied.
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TABLE 9-1 - SAMPLE PROPOSAL EVALUATION
RMMA Development Evaluation Matrix Example

CRITERIA

Facilities Requirements

Category
Weighting

Proposal 1

25%

Space Requirements fit into Available Land
Space Requirements Conform to FAA Design Standards
Meets and Exceeds Airport's Minimum Standards
Shows ability to meet Airport's Rules and Regulations
Meets Aviation Demand
Facilities Requirements Category Score
Facilities Weighted Score

Constructability
Status of Entitlements and Funding
Constructability Category Score
Constructability Weighted Score

Favorable Revenue Generation for Airport
Favorable Lease Terms
Financial Considerations Category Score
Financial Weighted Score

4
3
3
3
3
16
4.00

4
4
8
2.00

3
3
6
1.50

5
5
10
2.50

3
5
4
12
3.00

3
3
3
9
2.25

5
5
5
15
3.75

3
3
3
3
3
3
18
4.50
13.25

3
3
3
3
3
3
18
4.50
12.00

3
3
3
3
3
3
18
4.50
14.75

25%

Favorable Operations Profile
Safety/Security Protocols meet FAA and TSA Requirements
Reasonable Vehicular Road Access and Auto Parking
Environmental Best Practices/Sustainable Practices in Place
Favorable Aircraft Noise Profile
Creates Direct Jobs
Operations Profile Category Score
Operations Weighted Score

Total Development Proposal Score

3
3
3
3
3
15
3.75

25%

Low or No Costs to Airport

Operations Profile

3
3
3
3
3
15
3.75
25%

Development Timeline meets Airport's Expectations and Needs

Financial Considerations

Development Proposals
Proposal 2
Proposal 3

100%

Each criterion is scored numerically from 1 to 5 where:
1 = Deficient – does not meet Minimum Standards, Rules and Regulations, and is inconsistent with long-term goals
2 = Deviates – proposal deviates from one or more required or desired characteristic
3 = Acceptable – meets Minimum Standards, Rules and Regulations, consistent with goals
4 = Improved – exceeds Minimum Standards and offers one or more desired characteristics
5 = Exceptional – provides extraordinary value to the Airport and region
NOTE: If evaluating a single proposal, the final scoring should at minimum show that the proposal is Acceptable
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10.

APPENDICES

Appendix A - Survey Summary
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Appendix A
Survey Summary
An online public participation survey regarding the development of the Strategic Business Plan was
released on May 21, 2021. RMMA staff distributed the survey via the Airport’s website and an email
notice to airport stakeholders and interested parties. In addition, the Airport Community Noise
Roundtable members were asked to distribute the survey information through their respective
organizations. Community members who attend the CNR meetings were also encouraged to share the
survey information with their neighbors. The survey closed on June 11, 2021 with 892 respondents
participating in the survey. While the survey is not statistically valid, it does provide insight into the
opinions of both users and neighbors of the airport. The survey contained 24 questions. Some
questions included rankings, multiple choices as well as options to offer additional comments.
Survey respondents overwhelmingly identified themselves (717) as residential neighbors with the top
three locations being the Town of Superior, the City of Westminster, and the Town of Arvada. In
addition, residents from the City of Louisville, City and County of Broomfield, unincorporated Jefferson
County, and unincorporated Boulder County responded. Approximately 12% identified as other
including locations such as Boulder, Erie, and Denver. Information about the airport is predominately
received via neighbors/word‐of‐mouth (31%) and social media (26%). A smaller percentage indicated
that they received information from the Airport’s website and newsletter. Forty‐nine percent (49%) of
the respondents indicated that they never use or visit the airport. The remaining respondents indicated
varying degrees of frequency, including 29% who use or visit the airport one to five times per year.
Respondents indicated a split in support of the Airport’s current vision. Disruption from airport‐
generated noise is a concern for residential quality of life (51% indicated noise as always or frequently
disruptive). Respondents were also split in regard to the importance of the airport creating jobs and
generative to business revenues (51% yes and 49% no). Of the three airport goals, the highest rank was
to develop the airport property that maximizes airport resiliency and that is compatible with existing
airport users and surrounding communities (57%). Respondents expressed an interest in more
restaurants at the airport (19%), followed by no additional facilities/services (18%) and general aviation
hangars (11%).
In terms of potential aviation uses for development, respondents indicated a preference for
Manufacturing/Maintenance, Repair and Overhaul Facilities, followed by General Aviation uses and
Military Support. Commercial air service received the lowest ranking of choice. Respondents did
indicate that sound attenuation measures, zoning restrictions and prioritization of aeronautical uses that
generate fewer aircraft operations per acre as ranked methods to improve land use compatibility.
The survey provided opportunities for respondents to write‐in comments under an “Other” option.
Comments regarding suggested changes to the airport’s vision and mission have been provided to staff
for consideration. All comments may be found in Appendix XX. The remaining comments were grouped
into the following general themes of Growth Impacts and Land Uses and are summarized as follows:
Growth Impacts: While comments included general support of the airport, a significant number of
comments focused on the diminishing quality of life as it relates to noise impacts and concern about the
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potential increase of impacts associated with proposed growth and development. The vast majority of
noise related comments referenced flight activity (overflight noise).






The current disruption of overflight noise needs to be addressed before additional development
is pursued
Increased development will bring additional flight activity and therefore more impacts,
especially noise
Environmental impacts of further development will result in increased noise, reduced air quality,
and increased vehicle traffic
Impacts should be minimized
Enhance and emphasis meaningful community engagement

Land Uses: A majority of the comments expressed a desire for limited or no further development at the
airport.
Other general comments included:





Focus on general aviation, not commercial service
Less flight schools and flight training
Expand general aviation hangars
Provide development opportunities for :
o Aviation maintenance businesses
o Firefighting training
o Research and Design companies including:
 Green technology for quieter, cleaner aircraft
 Aerospace engineering and defense
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Public Participation Preliminary Survey Results
RMMA is developing a Strategic Business Plan to guide investment and development decisions during the
next 20 years. As the region grows, so does interest in development at RMMA.
Airport stakeholder engagement is an important part of this process. This survey is one step in receiving
public comment during development of the Strategic Plan.
The survey was conducted between May 21, 2021 through June 11, 2021. The total number of
respondents was 893.
The following slides are preliminary survey results. Comments are not included in these results. These
results will be further refined, and a comprehensive summary of the survey will be provided later.
For more information about the Strategic Plan, please visit: https://www.jeffco.us/4290/StrategicBusiness-Plan
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Q4. WHAT DO YOU SEE AS THE MOST IMPORTANT ROLE OF THE AIRPORT? (PLEASE
PRIORITIZE WITH 1 BEING THE HIGHEST PRIORITY AND 7 BEING THE LOWEST
PRIORITY).
FIRST CHOICE

Rank

7/26/2021

LAST CHOICE

Options

1

Aerial Firefighting/Medical Flights

2

Businesses & Jobs

3

Corporate And Charter Flights

4

Career Education & Training

5

Leisure Activities

6

Special Events

7

Commercial Air Service /Airline Flights
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Q9. PLEASE PRIORITIZE THE FOLLOWING AIRPORT’S GOALS (1 HIGHEST PRIORITY, 3
LOWEST PRIORITY).
FIRST CHOICE

Rank

7/26/2021

LAST CHOICE

Options

1

Develop airport property that
maximizes airport resiliency and that
is compatible with existing airport
uses and surrounding communities

2

Invest in infrastructure that supports
the long-term strategic growth of the
airport

3

Drive growth in diverse aviation
sectors to achieve sustainable airport
revenues and economic development
for the region
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Q11. OF THE TYPES OF AIRCRAFT NOISE THAT YOU EXPERIENCE, RANK THEM FROM
LEAST DISRUPTIVE TO MOST DISRUPTIVE (1 IS NOT DISRUPTIVE, 6 IS MOST
DISRUPTIVE)?
FIRST CHOICE

Rank

7/26/2021

LAST CHOICE

Options

1

Fire Attack Aircraft

2

General Aviation Aircraft

3

Military Aircraft

4

Corporate Business Jets

5

Helicopters

6

Commercial Aircraft
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Q19. PLEASE PRIORITIZE THE AIRPORT’S SIX TYPICAL AVIATION USES FOR
DEVELOPMENT (1 BEING MOST IMPORTANT, 6 BEING LEAST IMPORTANT).
FIRST CHOICE

Rank

7/26/2021

LAST CHOICE

Options

1

Manufacturing/Maintenance, Repair,
And Overhaul Facilities

2

General Aviation (Hangars And
Support Uses)

3

Military Support

4

Fixed-base Operator

5

Corporate Aviation (Hangars And
Support Uses)

6

Commercial Air Service
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Q24. AS THE SURROUNDING COMMUNITIES CONTINUE TO GROW AND RMMA
CONTINUES TO DEVELOP FACILITIES, WHAT MEASURES DO YOU THINK WOULD BEST
IMPROVE LAND USE COMPATIBILITY? (PRIORITIZE THE FOLLOWING WITH 1 AS
HIGHEST AND 6 AS LOWEST).
FIRST CHOICE

Rank

7/26/2021

LAST CHOICE

Options

1

Sound Attenuation Measures

2

Zoning Restrictions

3

Prioritize Aeronautical Development
That Generates Fewer Aircraft
Operations Per Acre

4

Buyer Awareness Measures Such As
Recorded Deed Notices And/Or Real
Estate Disclosure Statements

5

Reduced Residential Development

6

Acquisition Of Avigation Easements

Preliminary Survey Results
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