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TO:  Denver City Council 
  Mary Beth Susman, President  
FROM: Deirdre Oss, AICP, Senior City Planner 
  Tim Watkins, AICP, Senior City Planner 
DATE: April 29, 2013 
RE: Official Zoning Map Amendment Application #2012I-00047 
 13000 East Albrook Drive 

 Rezoning from B-4 w/wvrs UO-1 and UO-2 to S-MX-2 
 
Staff Report and Recommendation 
 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval for 
Application #2012I-00047 for a rezoning from B-4, w/wvrs UO-1 and UO-2 to S-MX-2. 
 
Request for Rezoning 
 
Application:     #2012I-00047 
Address:    13000 East Albrook Drive 
Neighborhood/Council District: Montbello Neighborhood / Council District 11 
RNOs:     Montbello United Neighbors, Alliance for Justice,  

Northern Airport Corridor Association, Montbello 20-20, 
Far Northeast Neighbors, Northern Corridor Coalition 

Area of Property:   39,239.48 SF or .90 acres 
Current Zoning:   B-4, w/wvrs UO-1 and UO-2 
Proposed Zoning:   S-MX-2 
Property Owner(s):   St. Kieran Organics 
Owner Representative:  Christopher Willis 
 
Summary of Rezoning Request 
 
The site is located in the southwest corner of the Montbello neighborhood within Council 
District 11 in Northeast Denver.  The property is located mid-block along Albrook Drive between 
Tulsa Court to the west and Crown Boulevard to the East – at roughly the 46th Avenue 
alignment.  The site is currently a vacant lot that is situated next existing commercial and light 
industrial uses.   
 
The property owner requests rezoning to S-MX-2 to better fit with surrounding mixed use 
character, including adjacent commercial and light industrial south of Albrook, and residential 



Rezoning Application #2012I-00047 
13000 East Albrook Drive 
April 29, 2013 
Page 2 
 
development north of Albrook.  S-MX-2 applies Denver’s current zoning code to the property 
with an appropriate scale and mix of uses for the area. S-MX-2 allows for Plant Nursery with 
aquaculture as an accessory use – the applicant’s business and intended use.   
 
The requested zone district title ‘S-MX-2’ is defined as the Suburban Neighborhood Context – 
Mixed Uses that are served primarily by local or collector streets where a building scale of 1 to 
2 stories is desired.  Mixed use zone districts are intended to promote safe and active 
pedestrian areas with diverse uses along corridors, larger sites, and at major intersections.  
Further details of the zone districts can be found in Article 3.2.4 of the Denver Zoning Code 
(DZC). 

 
 
Existing Context  
 

• The Montebello neighborhood is bounded on the north by 56th Avenue where Denver 
shares a boundary with Adams County.  To the south is the I-70 corridor, where light 
industrial and commercial uses separate much of the residential areas from the 
freeway.  The west neighborhood boundary is Peoria Street, with Chambers Road 
marking the east boundary. 

• The neighborhood is predominantly single unit housing that is laid out in a suburban 
modified grid street network.  A number of parks, schools, neighborhood services and 
churches are well distributed throughout the neighborhood, including the Montebello 
High School, Maxwell Elementary School and Montbello Park at the center of the 
neighborhood.    

• About 12% of the neighborhood in the southwest corner is mixed use commercial with 
flex industrial, commercial and multi-family residential uses south of Albrook Drive.   
The north side of Albrook Drive is lined by multi-family housing and civic uses, including 
a fire station, library, community center and McGlone Elementary School.  These 
commercial, civic and multi-family uses serve as a transition zone from the predominant 
single unit residential use to the north, to commercial / industrial uses fronting the I-70 
corridor.   

• The RTD Montbello Park-n-Ride is located at 12300 Albrook Drive within a quarter mile 
of the proposed rezoning site. Connecting bus routes include 43, 44, 45, 47X, 54, 121 
and 153 .   

• The existing building forms are one and two story commercial although much higher 
density is allowed via current zoning at the corner entry to the west of the site. 
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The following table summarizes the existing context proximate to the subject site: 
 
 
 

Existing Zoning Existing Land Use 
Existing Building 
Form/Scale 

Existing Block, Lot, 
Street Pattern 

Site B-4 Vacant lot N/A 
The site is located on a 
large commercial 
block on the south 
side of Albrook Drive.  
Albrook Drive divides a 
suburban modified 
street grid to the 
north, and larger 
suburban commercial 
/ industrial blocks to 
the south.   
 

North OS-A 
Civic (fire station, 
library, civic 
center)  

1 – 2 story 

South B-4 w/wvrs Light industrial 2 story flex space 

East B-4 w/wvrs Light industrial 2 story flex space 

West 
S-MX-12/UO-1, 
UO-2 

Daycare 1 story commercial 

 
Existing Zoning  
 

 
 
The B-4 district allows for a wide variety of consumer and business services and retail 
establishments.  A moderate intensity of use and concentration is allowed for a wide variety of 
uses permitted in the district.  However, the site’s B-4 zoning includes waivers that eliminated 
multiple individual uses that were typical of the B-4 zoning (mirror silvering or other uniquely 
called out industrial uses, for example), automotive uses, all adult uses, and residential 
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development.   Since there is no billboard on the site at this time, and adding one is not 
encouraged, the UO-2 Billboard overlay can be eliminated.  Since the original zoning ordinance 
1990-546 for this parcel includes waivers that prohibit adult business on this site, the UO-1 
Adult Uses Overlay is also recommended to be eliminated. 
 
Existing Land Use Map  
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1. Existing Building Form and Scale 
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Summary of City Agency Referral Comments 
 
As part of the DZC review process, the rezoning application is referred to potentially affected 
city agencies and departments for comment.  A summary of agency referral responses follows: 
 
Asset Management: Approved 
Denver Fire Department: No Comments 
Development Services – Wastewater: No Comments 
Development Services – Transportation: No Comments 
Public Works – City Surveyor: Approved Legal Description 
Parks and Recreation – Approved-No Comment 
 
Public Review Process 
 
City Council Notification Process 
The property was legally posted for a period of 21 days announcing the April 29, 2013 Denver 
City Council public hearing, and written notification of the hearing has been sent to all affected 
registered neighborhood organizations and City Council members. 
 
Registered Neighborhood Organizations (RNOs) 
RNOs as listed at the top of this staff report have been advised of this application.   The Denver 
Planning Board received public comment from Montbello 20-20, a registered neighborhood 
group interested in ensuring the future zoning would allow uses compatible with keeping the 
neighborhood safe.   
 
Criteria for Review / Staff Evaluation 
 
The criteria for review of this rezoning application are found in DZC, Sections 12.4.10.13 and 
12.4.10.14, as follows: 
 

DZC Section 12.4.10.13 
1. Consistency with Adopted Plans 
2. Uniformity of District Regulations and Restrictions 
3. Public Health, Safety and General Welfare 

DZC Section 12.4.10.14 
1. Justifying Circumstances 
2. Consistency with Neighborhood Context Description, Zone District Purpose and 

Intent Statements 
 
 



Rezoning Application #2012I-00047 
13000 East Albrook Drive 
April 29, 2013 
Page 7 
 

1. Consistency with Adopted Plans 
 
The applicable adopted plans for this site are Comprehensive Plan 2000, Blueprint Denver, and 
the 1991 Montbello/Green Valley Ranch Neighborhood Plan. 

Comprehensive Plan 2000 
• Land Use Strategy 3-B – Encourage quality infill development that is consistent with the 

character of the surrounding neighborhood; that offers opportunities for increased 
density and more amenities; and that broadens the variety of compatible uses. 

• Economic Activity, Objective 3, Strategy 3-B - expanding economic opportunity and the 
City’s economic base with focused efforts to retain and expand existing businesses and 
to attract new businesses, especially in target industries including small business and 
manufacturing.  

• Economic Activity, Objective 4, Strategy 4-B - Denver’s business centers to be 
competitive regionally, nationally and internationally, and to solidify the business 
identity for the Northeast Quadrant as a new, high-quality, high-technology business 
location, to be linked to the identity of Lowry, Stapleton, Gateway and the I-70 Corridor. 

The site is at an infill location where services and infrastructure are already in place.  The S-
MX zone districts broaden the variety of uses currently allowed on the site.  The proposed 
map amendment will also enable establishment of a new plant nursery business that will 
expand economic opportunity and the City’s economic base by producing fresh vegetables 
year for commercial resale in the region. The rezoning is consistent with these plan 
recommendations.   

 
Blueprint Denver  
The Blueprint Denver plan map recommends a concept land use of Town Center for the site and 
adjacent properties on the block.  Town centers are intended to meet a large variety of 
shopping, entertainment, service and employment needs for several neighborhoods. The site is 
located in an Area of Stability, and is a vacant parcel adjacent to existing industrial, commercial 
and multifamily residential uses where infill development compatible with the intent of    
Blueprint Denver classifies Albrook Drive as a mixed-use collector, a street typology indicating a 
mixture of access and mobility needs along the street for residential and commercial 
development. 

The S-MX-2 zoning proposed for the site allows for a diversity of commercial and residential 
uses consistent with the existing mix of commercial, civic and residential uses along Albrook 
Drive in the Town Center. 
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Future Land Use 

 
 

Street Classifications 
Blueprint Denver classifies Albrook Drive as a residential collector, a street typology 
indicating a mixture of access needs along the street for residential and commercial 
development.  Mixed use streets are located in high-intensity mixed use commercial, retail 
and residential areas with substantial pedestrian activity, and emphasize a variety of travel 
choices such as pedestrian, bicycle and transit use.  The proposed rezoning to S-MX-2 is 
consistent with the intensity and mix of neighborhood serving retail and business uses that 
are intended for a multi-modal mixed-use collector street. 

 
Montbello Neighborhood Plan (1991) 

This neighborhood plan encourages retail, business and hotel development within the area that 
is now designated as Town Center in Blueprint Denver. Encourage retail development at 
neighborhood entrance at Albrook and 46th (currently zoned S-MX-12 for this reason).  The Plan 
specifically notes a recommendation that this corner is a major entry point into neighborhood, 
and to encourage neighborhood serving retail shops and attractive landscaping along Albrook 
Drive street frontage.  The Plan further encourages office and hotel, wholesale 
retail/warehouse uses at interior locations.  S-MX-2, broadens the commercial and residential 
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use options for this site compared to the existing B-4 zoning, and brings the zoning more in line 
with a Town Center typology as expressed in Blueprint. 

 
2. Uniformity of District Regulations and Restrictions 

 
The proposed rezoning to S-MX-2 will result in the uniform application of zone district building 
form, use and design regulations. 
 

3. Public Health, Safety and General Welfare 
 
The proposed official map amendment furthers the public health, safety, and general welfare of 
the City primarily through implementation of the city’s adopted land use plan. 
 

4. Justifying Circumstance 
 
The application identifies several changed or changing conditions as the Justifying Circumstance 
under DZC Section 12.4.10.14.A.4, “The land or its surrounding environs has changed or is 
changing to such a degree that it is in the public interest to encourage a redevelopment of the 
area or to recognize the changed character of the area.”  As discussed above, adopted plan 
recommendations state that commercial development in the area is desired.  The site is vacant, 
and rezoning will allow for establishment of a new business that increases economic activity in 
the Montbello town center.  
 

5. Consistency with Neighborhood Context Description, Zone District 
Purpose and Intent Statements 

 
The Montbello neighborhood character is suburban, with a modified grid street network that 
serves a preponderance of single unit residential, and an emerging town center at southwest 
corner of the neighborhood along Albrook Drive.  Albrook Drive is a mixed use arterial that 
generally separates residential and civic uses to the north, from commercial and mixed uses to 
the south.  Building heights are between one and two stories, with commercial and light 
industrial south of Albrook Drive serving as to buffer the sound and visibility of I-70 from 
residential uses to the north.  The proposed rezoning to S-MX-2 is consistent with the 
neighborhood context description. 
 
According to the zone district intent stated in the Denver Zoning Code, the S-MX-2 district 
“applies to areas or intersections served primarily by local or collector streets where a building 
scale of 1 to 2 stories is desired” (DZC Section 3.2.4.2).  The site is fronted by Albrook Drive - a 
mixed use collector with a high level of bus service that serves existing commercial, civic and 
multi-family residential uses.  The street classifications and desired building heights in this area 
are consistent with the zone district purpose and intent statements. 
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Staff Recommendation  
 
Based on the analysis set forth above, CPD staff finds that the application for rezoning the 
property located at 13000 East Albrook Drive to an S-MX-2 zone district meets the requisite 
review criteria.  Accordingly, staff recommends approval of this application. 
 
Planning Board Recommendation  
 
Denver Planning Board heard this application on March 6, 2013.  Following the public hearing, 
Planning Board unanimously approved the application, finding the proposed S-MX-2 zone 
district is consistent with the Denver Comprehensive Plan and applicable supplements. 
 
 
 
Attachments 

1. Application 
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(720) 865-2983 • rezoning@denvergov.org

CUSTOMER GUIDE

Zone Map Amendment (Rezoning) - Application
1/26/12

PROPERTY OWNER INFORMATION*

 CHECK IF POINT OF CONTACT FOR APPLICATION

PROPERTY OWNER(S) REPRESENTATIVE**

 CHECK IF POINT OF CONTACT FOR APPLICATION

Property Owner Name Representative Name

Address Address 

City, State, Zip City, State, Zip

Telephone Telephone

Email Email

*If More Than One Property Owner:
All standard zone map amendment applications shall be initiated 
by all the owners of at least 51% of the total area of the zone lots 
subject to the rezoning application, or their representatives autho-
rized in writing to do so.  See page 3.

**Property owner shall provide a written letter authorizing the repre-
sentative to act on his/her behalf.

Please attach Proof of Ownership acceptable to the Manager for each property owner signing the application, such as (a) Assessor’s Record, (b) 
Warranty deed or deed of trust, or (c) Title policy or commitment dated no earlier than 60 days prior to application date.

SUBJECT PROPERTY INFORMATION

Location (address and/or boundary description):  
Assessor’s Parcel Numbers:

Legal Description: 

(Can be submitted as an attachment. If metes & bounds, 
a map is required.)

Area in Acres or Square Feet:

Current Zone District(s):

PROPOSAL

Proposed Zone District:

2012I-00047 Page 1 of 14 February 13, 2013
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CUSTOMER GUIDE

REVIEW CRITERIA

General Review Crite-
ria:  The proposal must 
comply with all of the 
general review criteria

DZC Sec. 12.4.10.13

 Consistency with Adopted Plans: The proposed o!  cial map amendment is consistent with the City’s adopted 
plans, or the proposed rezoning is necessary to provide land for a community need that was not anticipated at 
the time of adoption of the City’s Plan

Please provide an attachment describing relevant adopted plans and how proposed map amendment is consistent 
with those plan recommendations; or, describe how the map amendment is necessary to provide for an unantici-
pated community need.

 Uniformity of District Regulations and Restrictions:  The proposed o!  cial map amendment results in regula-
tions and restrictions that are uniform for each kind of building throughout each district having the same clas-
si" cation and bearing the same symbol or designation on the o!  cial map, but the regulations in one district 
may di# er from those in other districts.

 Public Health, Safety and General Welfare:  The proposed o!  cial map amendment furthers the public health, 
safety, and general welfare of the City.

Additional Review Cri-
teria for Non-Legislative 
Rezonings:  The proposal 
must comply with both 
of the additional review 
criteria

DZC Sec. 12.4.10.14

Justifying Circumstances - One of the following circumstances exists:
 The existing zoning of the land was the result of an error.
 The existing zoning of the land was based on a mistake of fact.
 The existing zoning of the land failed to take into account the constraints on development created by the 

natural characteristics of the land, including, but not limited to, steep slopes, $ oodplain, unstable soils, and 
inadequate drainage.

 The land or its surroundings has changed or is changing to such a degree that rezoning that it is in the public 
interest to encourage a redevelopment of the area to recognize the changed character of the area

 It is in the public interest to encourage a departure from the existing zoning through application of supple-
mental zoning regulations that are consistent with the intent and purpose of, and meet the speci" c criteria 
stated in, Article 9, Division 9.4 (Overlay Zone Districts), of this Code.

Please provide an attachment describing the justifying circumstance.

 The proposed o!  cial map amendment is consistent with the description of the applicable neighborhood 
context, and with the stated purpose and intent of the proposed Zone District.

Please provide an attachment describing how the above criterion is met.

ATTACHMENTS

Please check any attachments provided with this application:

 Authorization for Representative
 Proof of Ownership Document(s)
 Legal Description
 Review Criteria

Please list any additional attachments:

2012I-00047 Page 2 of 14 February 13, 2013
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Application: 2011I-00047 
St. Kieran Organics 
 
 
DZC Sec. 12.4.10.13 
 
The addition of urban greenhouses will enhance the local economy of the neighborhood surrounding 
the instillations, bring public attention to the area and implement job creation.  
The proposed rezoning is in uniformity of District Regulations and Restrictions. The proposed 
structures do not exceed size limitations, do not disrupt neighboring businesses and will add no waste 
or traffic to the area.  
The general welfare and public safety will be enhanced through organic production and the availability 
of locally grown food items.  
 
DZC Sec. 12.4.10.14 
 
The proposed zone change will comply with the Denver Blue Book and Green Book. The proposed 
zone change will allow for a growing industry the flexibility to expand into the Montbello area. The 
Montbello Town Center is an area dedicated to commercial and industrial business supporting 
manufacturing and retail. The proposed zone change will allow for St. Kieran Organics to build a 
greenhouse installation dedicated to growing organic produce.   
 
 
Please note St. Kieran Organics does not intend to keep the UO-1 Adult use or UO-2 Billboard overlay 
zone districts as St. Kieran Organics will have no need for either and do not benefit the community nor 
our business model.  
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