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TO:  Denver Planning Board 
FROM: Theresa Lucero, Senior City Planner 
DATE:  June 26, 2013 
RE: Official Zoning Map Amendment Application #2013I-00024 
 4735 Florence Street 

 Rezoning from C-MU-30 w/waivers, UO-1 to I-A 
 
Staff Report and Recommendation 
 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval for 
Application #2013I-00024 for a rezoning from C-MU-30 w/waivers to I-A 
 
Request for Rezoning 
 
Application:     2013I-00024 
Address:    4735 Florence Street 
Neighborhood/Council District: Stapleton Neighborhood / Council District 11 
RNOs:     Stapleton Master Community Association 

Northern Airport Corridor Association 
Inter-neighborhood Cooperation 
Denver Neighborhood Association, Inc. 

Area of Property: 935,233 square feet or 21.47 acres 
Current Zoning:   C-MU-30 with waivers, UO-1 
Proposed Zoning:   I-A 
Property Owner(s):   PAC Operating Limited Partnership 
Owner Representative:  Wayne Barrett 
 
Summary of Rezoning Request 
 

• The property is located in northeast Denver, in City Council District 11, within the 
Stapleton Statistical Neighborhood, at the northwest corner of North Florence Street and 
East 47th Avenue.  

• The property contains a large (350,000 SF) warehouse currently occupied by multiple 
tenants.  One tenant, Udi’s Healthy Foods, is proposing to expand and consolidate 
operations in this structure.  The Zoning Administrator has determined that the Udi’s land 
use is Manufacturing, Fabrication and Assembly, General.  Limitations on this land use 
in the current C-MU-30 zone district prohibit “Food and Kindred Products.”  The property 
owner/applicant is proposing to rezone to remove this land use limitation and allow Udi’s 
to consolidate and expand operations in this warehouse.  The applicant is also 
proposing to drop the UO-1 (Use Overlay) district.  This overlay district enables the 
allowance of adult business uses. 

• The proposed I-A (Light Industrial) zone district is intended to be an employment area 
containing offices, business and light industrial uses that are generally compatible with 
adjacent Residential or Mixed Use Commercial Zone Districts.  I-A zoned areas serve as 
a land use buffer between more residential areas and more intensive industrial areas, 
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which may be zoned I-B, General Industrial. All uses conducted in this Zone District 
must be enclosed within a structure, unless specifically allowed to operate out of doors.  
Further details of the zone districts can be found in Article 9 of the Denver Zoning Code 
(DZC). 

 
Existing Context  
 
The subject property is located in northeast Denver, in the Stapleton statistical neighborhood.  
The site is on the western edge of the industrial section of the Stapleton neighborhood.  This 
portion of the neighborhood is north of Interstate 70 and east of the Northfield shopping district.  
The Industrial Context consists of areas of light industrial, warehouse and heavy industrial 
areas, as well as areas subject to transitions from industrial to mixed-use.  The block and street 
pattern consisted of large irregular block shapes formed by streets where truck access, loading 
and parking are important attributes.  In this context building heights vary and building forms are 
generally simpler to accommodate warehousing.  In this context there is generally a low level of 
connectivity to multi-modal transit.  
 
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 C-MU-30, UO-
1 

Industrial 
Warehouse 

1-3 stories in height, 
deep front and rear 
setbacks.  

Generally loose grid 
pattern of streets 
with large industrial 
blocks; 47th Avenue 
is separate by a 
wide landscaped 
median.  Block sizes 
are irregular.   
Vehicle parking is 
located in front, to 
the side or rear of 
buildings (no allies 
exist).  Loading is 
located in front, to 
the side and in the 
rear of buildings.  
 

North C-MU-30, UO-
1 

Industrial 
Warehouse/Office 

1-2 stories in height, 
deep setbacks on all 
sides. 

South C-MU-30, UO-
1 

Industrial 
Warehouse 

1-3 stories in height, 
deep front and rear 
setbacks. 

East C-MU-30, UO-
1 

Industrial 
Warehouse 

1-3 stories in height, 
deep front setback. 

West 
C-MU-30, UO-
1 and M-IMX-
5 

Warehouse/School 
Bus Terminal 

1-3 stories Warehouse 
with shallow setbacks 
and parking on side.  
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1. Existing Zoning  
 

 
 

The C-MU-30 zone district is a Former Chapter 59 district with no maximum allowable 
building height and a maximum floor area ratio (FAR) of 1:1.  Bulk plane limits apply if 
the zone lot is adjacent to the R-0, R-1 or R-2 zone districts.  And for industrial buildings 
less than 4 stories in height there are no setback requirements.  Allowable land uses 
include the full range of residential, civic, commercial industrial and agricultural land 
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uses except single family residential and husbandry.  Required parking may be reduced 
by 25% for proximity to transit or a 10-minute bus route.  
 
The waivers for the subject property were approved in 2002 and waive the right to 6 
residential land uses, 11 civic land uses, 13 commercial land uses and 9 industrial land 
uses.  Additional waivers include: 

• Waive the right to enclose all nonresidential land uses. 
• Waive the C-MU-30 separation requirements and establish a 125 feet separation 

from the nearest boundary of any single or two-unit dwelling for the Building 
Contractors, Heavy and Manufacturing, Fabrication and Assembly, General and 
Heavy land uses. 

• Waive a required minimum amount of open space. 
• Waive the required front, rear and side setback. 
• Waive the required maximum height of permitted fences. 
• Waive bulk plane requirements. 

In addition, the 2002 ordinance includes conditions of approval including 9 additional 
criteria for reduction of required parking spaces.  For additional details on the specific 
waivers and conditions see the attached 2002 ordinance.   
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2. Existing Land Use Map  
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3. Existing Building Form and Scale 

   
Warehouse north of subject site.    Warehouse south of subject site. 

 

 
Subject site. 
 

         
Warehouse east of subject site.    Warehouse west of subject site. 
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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:  Approve – No comments. 
 
Denver Fire Department: Approve Rezoning Only - Will require additional information at Site 
Plan Review 
 
Development Services – Wastewater:  No comments received. 
  
Public Works – City Surveyor:  Revised legal description is approved. 
 
Denver Parks and Recreation:  No comments received. 
 
Public Review Process 
 

• CPD staff provided Informational notice of receipt of the rezoning application to affected 
members of City Council and registered neighborhood organizations on June 25, 2013.   

• Summarize Planning Board notification process 
• The property has been legally posted for a period of 15 days announcing the 

July17, 2013, Denver Planning Board public hearing, and written notification of 
the hearing has been sent to all affected registered neighborhood organizations 
and City Council members. 

• Summarize LUTI notification process 
• Following Planning Board review, the rezoning application will be referred to the 

Land Use, Transportation and Infrastructure Committee of the City Council for 
review at a public meeting.  The LUTI Committee meeting is tentatively 
scheduled for July 30, 2013. 

• Summarize City Council notification process 
• Following LUTI committee review, the rezoning application is typically referred to 

the full City Council for final action at a public hearing.   
• Summarize Other Public Outreach and Input 

• Registered Neighborhood Organizations (RNOs) 
To date, no comments have been received from any Registered Neighborhood 
Organization. 

• Other Public Comment 
To date, no public comments have been received from any source. 

 
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: 
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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 
 
1. Consistency with Adopted Plans 
The following adopted plans apply to this property: 

• Denver Comprehensive Plan 2000 
• Blueprint Denver (2002) 
• Stapleton Development Plan (1995) 

 
Denver Comprehensive Plan 2000   
The proposal is consistent with many Denver Comprehensive Plan strategies, including:  

• Economic Activity, Objective 2 - Stimulate the growth of business and the creation of 
good jobs with a business-friendly environment. (p. 131) 

• Economic Activity, Strategy 3-B - Support retention and expansion of businesses in 
industries historically important to Denver, including small business, health care, 
manufacturing, and federal and state government. (p. 133) 

• Land Use Objective 1 – Balance and coordinate Denver’s mix of land uses to sustain a 
healthy economy, support the use of alternate transportation, and enhance the quality of 
life in the city. (p. 57). 

 
The rezoning is consistent with these plan recommendations.  The proposed I-A zone district 
allows a broad variety of land uses in every land use category.  The map amendment will 
enable the expansion of an existing manufacturing business in an existing industrial location 
where services and infrastructure are already in place.   
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Blueprint Denver 
According to the 2002 Plan Map adopted in Blueprint Denver, this site has a concept land use of 
Single Family Residential and is located in an Area of Change.   
 

Future Land Use 
 

  
 
The current land use and non-residential zoning do not conform to the Blueprint Denver 
Single Family Residential land use concept.  The zoning for the existing business park was 
first approved in 1996, prior to the 2002 adoption of Blueprint Denver, and was approved 
based upon the 1995 Stapleton Development Plan which designated the subject property a 
major employment area.  The 1996 rezoning of the property took the subject property from 
Former Chapter 59 zone districts O-1 (Open Space) and I-2 (Heavy Industrial) to PUD to 
enable the development of the Stapleton Business Center.  In 2002, the present zone 
district, C-MU-30 with waivers, was approved. 

 
Area of Change / Area of Stability 
As noted, the subject property is in an Area of Change.  In general, “The goal for Areas of 
Change is to channel growth where it will be beneficial and can best improve access to jobs, 
housing and services with fewer and shorter auto trips...A major goal is to increase 

2002 Blueprint Denver  
Future Land Use Map 
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economic activity in the area to benefit existing residents and businesses, and where 
necessary, provide a stimulus to redevelop.” (p. 127).  Blueprint Denver provides additional 
specific guidance for the Stapleton Area of Change: “The former Stapleton Airport, a 4,700-
acre site, is being redeveloped into several neighborhoods.  When complete, the Stapleton 
neighborhoods will consist of a network of urban villages with employment centers, parks 
and open space.” (p. 135). 
 
The rezoning application is consistent with the Blueprint Denver Area of Change 
recommendations.  Expanding the current manufacturing use is an increase in economic 
activity that fulfills a major Area of Change goal.   
 
Street Classifications 
Blueprint Denver classifies North Florence Street as an Undesignated Local Street and East 
47th Avenue as an Industrial Collector.   According to Blueprint Denver, “collectors are 
designed to provide a greater balance between mobility and land access within residential, 
commercial and industrial areas.” The local Streets “are tailored more to providing local 
access.”  Blueprint Denver recognized that because East 47th Avenue is an Industrial 
Collector is “designed to accommodate a high volume of large vehicles such as trucks, 
trailers and delivery vehicles 

 
Small Area Plan:  Stapleton Development Plan 
 
The Stapleton Development Plan was adopted in 1995.  The Plan organizes development of 
Stapleton into eight distinct districts.  The Development Plan identifies the general scale, 
character, density and mix of uses desired in each district.  The subject property is in the Plan’s 
District 5.  According to the Plan, “This district has the greatest capacity to accommodate 
employment activity, particularly larger footprint buildings.”   
 

Key elements of District 5 include: 
• “Predominately employment land 

use including manufacturing, 
assembly, distribution, office and 
research and development.” (p. 
5-56) 

• “Density of 1-3 story structures 
with surface parking.” (p. 5-56) 

• A variety of parcel sizes from 2 to 
30 acres, or more. (p. 5-58) 

• A modified grid system of streets 
with a flexible design of local 
streets to accommodate a variety 
of parcel configurations and 
uses.(p.5-59) 

• Proximity to I-70 on the south and 
area rail lines. (p. 5-59) 
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The existing warehouse building is consistent with the Employment Area land use concept 
in the Stapleton Development Plan, with the suggested 1-3 story building form and with the 
concept of larger flexible sites within a modified grid street pattern.  The existing structure 
also fits within the proposed I-A zone district building form standards which allow buildings 
with a 2:1 Floor Area Ratio, heights up to 75 feet, surface parking in front of the building and 
no transparency requirements.  The proposed zoning will eliminate a waiver that prevents 
an existing manufacturing land use from expanding. 

 
 
2. Uniformity of District Regulations and Restrictions 
 
The proposed rezoning to I-A 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. 
 
4. Justifying Circumstance 
 
The application identifies 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 the existing and proposed land use is desired, and the adopted 
area plan also recognized that the character of the area is changing.  This is an appropriate 
justifying circumstance for the proposed rezoning. 
 
5. Consistency with Neighborhood Context Description, Zone District Purpose and 

Intent Statements 
 
The requested I-A zone district is within the Industrial Neighborhood Context.  The 
neighborhood context generally consists of areas of light industrial, warehouse and heavy 
industrial areas, as well as areas subject to transitions from industrial to mixed-use.  Forms are 
often tall single-story buildings or multi-story buildings with tall ceilings that accommodate 
industrial processes, loading bays, and specialized equipment.  Industrial uses are primarily 
located along or in proximity to highway or arterial streets, and often include heavy rail access.  
The Industrial Context consists of an irregular pattern of large blocks.  Vehicle access is 
typically a drive from the street to a surface parking lot.  Truck access, loading, and parking are 
important attributes.  Industrial buildings are typically placed to accommodate the specific 
activity, often with parking surrounding the building.  In many cases, the Industrial Context 
incorporates existing buildings with raised loading docks presenting particular access and 
parking challenges.  Building heights range from 1-8 stories which utilize simple forms to 
maximize open floor space to accommodate warehousing, although older industrial areas 
include multi-story warehouse buildings, manufacturing uses, adaptive re-use of industrial 
structures, and multi-storied mixed use buildings.  The proposed rezoning of the subject 
property to I-A zoning is consistent with the Industrial context. 
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According to the zone district intent stated in the Denver Zoning Code, the I-A district “is 
intended to be an employment area containing offices, business and light industrial uses that 
are generally compatible with adjacent Residential or Mixed Use Commercial Zone Districts.  No 
new residential uses may be established in the I-A zone district in order to promote a stable 
employment base for the city.  Accordingly, I-A zoned areas serve as a land use buffer between 
more residential areas and more intensive industrial areas, which may be zoned I-B General 
Industrial.  The proposed I-A zoning district for the existing warehouse building is consistent with 
the intent of the I-A zone district.  
 
Staff Recommendation  
 
Based on the analysis set forth above, CPD staff finds that the application for rezoning the 
property located at 4735 Florence Street to an I-A zone district meets the requisite review 
criteria, except conformance with the Blueprint Denver concept land use, which the existing 
zoning pre-dates.  Accordingly, staff recommends approval. 
 
 
 
 
 
 
 
 
 
Attachments 

1. Application 
2. Enacting ordinance with the existing waivers and conditions.  









Consistency with Adopted Plans 
 
 
The following policies from the Comprehensive Plan 2000 are supportive of the rezone: 
 
a. Economic Activity Strategy 3B, “Support retention and expansion of businesses in industries historically 
important to Denver, including small business, health care, manufacturing, and federal and state government.” 
b. Environmental Sustainability Strategy “4-A Promote the development of sustainable communities and 
centers of activity where shopping, jobs, recreation and schools are accessible by multiple forms of transportation, 
providing opportunities for people to live where they work.” 
c. Land Use Goal 3 “Preserve and enhance the individuality, diversity and livability of Denver’s 
neighborhoods and expand the vitality of Denver’s business centers.” 
 
 
Here are additional reasons for the rezoning circumstance: 
 
•              The current zoning C-MU-30 and waivers prohibits leasing opportunities (and/or provide limitations) to a 

variety of tenants. 

•              Limiting the leasing opportunities reduces the potential for new jobs in the City and County of Denver. 

• The Stapleton narrative calls for Light-Industrial in the park.  Rezoning the property to ‘I-A’ brings the 

property in line with the Stapleton narrative. 

           
 



Legal Description for 4735 Florence Street, Denver, CO 80238: 

 

Stapleton Business Center Filing #1, Block 1, Lot 4, containing 935,233.20 square feet. 









Jeffrey wr Bulloa,secmtary astate 

AUTHEN	TION: 8656122 

Delaware  PAGE I 

The First State 

I, JEFFREY W. BULLOCK, SECRETARY OF STATE OF THE STATE OF 

DELAWARE, DO HEREBY CERTIFY THE ATTACHED IS A TRUE AND CORRECT 

COPY OF THE CERTIFICATE OF AMENDMENT OF "CATELLUS OPERATING 

LIMITED PARTNERSHIP", CHANGING ITS NAME FROM "CATELLUS OPERATING 

LIMITED PARTNERSHIP" TO "PAC OPERATING LIMITED PARTNERSHIP", 

FILED IN THIS OFFICE ON THE TWENTY—FIFTH DAY OF MARCH, A.D. 

2011, AT 3:29 O'CLOCK P.M. 

3644318 8100	,. 
?-28-..6	..4,`" 

110342520	AtAwS'z'& 
You may verify this certificate online	--- 
at corp. delaware . gov/authver . shtml

DATE: 03-29-11



State of Delaware 
Secretary of State 

Division of Corporations 
Delivered 03:49 PM 03/25/2011 

FILED 03:29 PM 03/25/2011
SRV 110342520 - 3644318 FILE

STATE OF DELAWARE 
AMENDMENT TO THE CERTIFICATE OF 

LIMITED PARTNERSHIP 

The undersigned, desiring to amend the Certificate of Limited Partnership pursuant to the 

provisions of Section 17-202 of the Revised Uniform Limited Partnership Act of the 

State of Delaware, does hereby certify as follows:

CateIlus Operating L mited Partnership 
FIRST: The name of the Limited Partnership is	  

SECOND: Article 1 of the Certificate of Limited Partnership shall be amended as 

follows: The name of the Limited Partnership is: "PAC Operating Limited Partnership" 

IN WITNESS WHEREOF, the undersigned executed this Amendment to the Certificate 

of Limited Partnership on this  25th day of March

aletarice. 
By:

General Partner(s) 

Name:
Edward S. Nekritz, General Counsel 

Print or Type 
and Secretary of Palmtree 
Acquisition Corporation, the 
general partner of Catellus 
Operating Limited Partnership
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