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TO: Denver Planning Board, Kenneth Ho, Chair 
FROM: Theresa Lucero, Senior City Planner 
DATE:  November 13, 2013 
RE: Zoning Map Amendment #2013I-00038 
 7800 East 53rd Place, and 8130 and 8900 East 56th Avenue (F45), 

Rezoning from M-RH-3 / OS-B to M-RX-5 
 
Staff Report and Recommendation 
 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval for 
Application #2013I-00038 for a rezoning from M-RH-3 / OS-B to M-RX-5 
 
Request for Rezoning 
 
Application:     #2013I-00038 
Address: 7800 East 53rd Place, and 8130 and 8900 East 56th 

Avenue (F45) 
Neighborhood/Council District: Stapleton Statistical Neighborhood / City Council District 

#11 
RNOs: Northern Airport Corridor Association, Stapleton Master 

Community Association, Stapleton United Neighbors and. 
Inter-Neighborhood Cooperation 

Area of Property:   5,311,706 Square Feet, 121.94 acres  
Current Zoning:   M-RH-3/OS-B  
Proposed Zoning:   M-RX-5 
Property Owner(s):   Forest City Stapleton II, LLC 
Owner Representative:  Bob Gollick  
 
Summary of Rezoning Request 
 

• The property is located in northeast Denver, in City Council District 11, within the 
Stapleton Statistical Neighborhood, north of 51st Avenue, South of 56th Avenue, between 
Central Park Boulevard and Spruce Street. 

• The subject property is vacant.  South of the property is Stapleton subdivision Filing 36, 
a residential subdivision containing a new Elementary/Middle school.  North is 
Commerce City, with a vacant area directly north of 56th Avenue and Dick’s Sporting 
Goods Park north of the vacant area.  East is of the subject property is Stapleton 
subdivision Filing 41 a residential subdivision containing the site of a new high school.  
West of the property is open space, a City Facilities Warehouse for Fire. Police and 
Public Works vehicle maintenance.  The planned land uses for the property are 
predominately residential.  

• The proposed M-RX-5 zone district stands for Master Planned Context, Residential 
Mixed Use with a 5-story height limit.  The M-RX-5 zone district is intended to promote 
development of new primarily residential neighborhoods up to 5 stories in height, while 
allowing complimentary non-residential land uses such as office and retail uses when 
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located on corners of collector or arterial streets.  Further details of the zone districts can 
be found in Article 9 of the Denver Zoning Code (DZC). 
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Existing Context  
 
The property is located on the northern boundary of the City with Adams County and Commerce 
City, north of Interstate 70 and of the Northfield Shopping District, and southeast of the Rocky 
Mountain Arsenal.  In the vicinity are existing 1-2-story industrial structures to the southeast, a 
new residential subdivision to the south and further south, the Northfield Shopping District on 
the south side of Northfield Boulevard.  West of the site is a City facilities warehouse and a post 
office.  The immediate area surrounding the subject property is vacant with utilities under 
construction and with new residential construction in the subdivision to the south.  The 
surrounding block pattern is a mix of a grid and modified grid pattern with alleys present in the 
planned residential subdivision. 
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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 M-RH-3/OS-B 
Vacant with 
Utilities Work 
Underway 

N/A 
Generally regular 
grid or modified grid 
street patterns with 
some residential 
alleys present.  
Large commercial 
block sizes and 
shapes are 
consistent and 
rectangular, and 
smaller residential 
blocks north of 
Northfield Boulevard. 

North N/A (Adams 
County) 

Vacant/Sports 
Arena Sports Arena 

South M-RX-5 
Single Unit and 
Multi-unit 
Residential  

1-5-story Residential  

East M-RX-5/OS-B Vacant  N/A 

West I-B/UO-2 Warehouse and 
Post Office 

1-2 story Industrial 
Structures 

 
 

1. Existing Zoning  
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The existing zoning of the subject property is M-RH-3/OS-B, or Master Planned context, 
Row House district with a 3-story height limit, and OS-B, or Open Space context, Open 
Space Recreation District.  The allowed building forms range from Urban House to Row 
House building forms, with limited non-residential forms, allowed on collector or arterial 
streets.  The maximum height limit for residential structures in the district is 40 feet for lower 
density residential structures and 55 feet for Row House building forms.  The minimum front 
setback is 10 feet, and the side setbacks vary between 5 feet and 10 feet depending on 
adjacency to a street.  The minimum rear setback is 0 feet, and the building coverage on the 
zone lot for an Urban House on a standard 3,000 square feet lot is 75%.  A variety of 
residential and civic land uses are allowed, but commercial, industrial and agricultural land 
use allowances are more limited.  For additional details of the zone district, see DZC Section 
9. 

 
2. Existing Land Use Map  

 

 
 

Existing Land Use 
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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:  Approve, no comments. 
 
Development Services – Fire:  Approve rezoning only, will require additional information at 
Site Plan Review. 
 
Development Services – Transportation:  Approved. 
 
Public Works – City Surveyor:  Approved, provided that the two legal descriptions used are 
the ones Stamped/Signed/Dated 7/1/13 by Dave Johnson of URS. 
  
Public Review Process 

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

20, 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. 

Land Use and Transportation Committee 
• Electronic notice of the meeting will be sent to all affected registered neighborhood 

organizations and City Council members. 
City Council Public Hearing 
• The property will be been legally posted for a period of 21 days announcing the 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) – To date no public comment has 
been received. 

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

• Denver Comprehensive Plan 2000 
• Blueprint Denver (2002) 
• Stapleton Development Plan (1995) 
• North Stapleton General Development Plan (2012) 

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

• Land Use Strategy 1-B – Ensure that the Citywide Land Use and Transportation Plan 
reinforces the city’s character by building on a legacy of high-quality urban design 
and stable, attractive neighborhoods; encouraging preservation of historic buildings, 
districts and landscapes; and maintaining the integrity of the street grid, parks, parkways 
and open space system. 

• 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. 

• Mobility Strategy 4-E - Continue to promote mixed-use development, which enables 
people to live near work, retail and services. 

• Legacies Strategy 3-A – Identify areas in which increased density and new uses 
are desirable and can be accommodated.   

 
The proposed map amendment will enable the continued development of North Stapleton.  The 
proposed M-RX-5 zone district allows a wide variety of residential, civic and limited commercial 
lands uses.  The rezoning is consistent with these plan recommendations. 
 
Blueprint Denver 
The Blueprint Denver future land use designation for the subject property is Single Family 
Residential with a small area of Neighborhood Center.  The area is also an Area of Change.  
The Blueprint Denver future street classifications identified near the subject property are Mixed 
Use Arterial for 56th Avenue and Undesignated Local for Spruce Street.   
 
Blueprint Denver describes Single-Family Residential neighborhoods “that consist primarily of 
residential land uses” and states that “There are several different types of residential areas and 
neighborhoods often have more than one type of land use within them.”  Further that “A city 
should contain neighborhoods that offer a variety of housing types, as well as complementary 
land-use types such as stores, parks and schools that provide the basic needs of nearby 
residents…Areas of Change are areas where growth will be beneficial and can best improve 
access to jobs, housing and services with fewer auto trips.”  The rezoning of the subject 
property will enable the continued redevelopment of the former Stapleton Airport into a new 
residential mixed use neighborhood.  
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Stapleton Development Plan 
The applicable neighborhood plan for the property is the Stapleton Development Plan, which 
was adopted in March, 1995.  On the Development Plan map the subject property is in District 
VII.  Key elements of the Development Plan for this area are a mix of residential and 
employment land uses, a commercial center, transportation improvements, integrated parks and 
school sites.  The proposed M-MX-5 zone district is consistent with this Plan vision and will 
provide the regulatory basis for development of these key elements.  

2002 Blueprint Denver  
Future Land Use Map 
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North Stapleton General Development Plan 
The North Stapleton General Development Plan approved in 2012 designates the subject 
property as Residential Mixed Use.  The Residential Mixed Use land use category in the North 
Stapleton General Development Plan allows a variety of low- to high density residential land 
uses.  The M-RX-5 zone district is consistent with this planned land use concept in the GDP. 

District VII - 1995 
Stapleton Development 
Plan Map 
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2012 North Stapleton 
GDP Land Use Map 
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2. Uniformity of District Regulations and Restrictions 
 
The proposed rezoning to M-MX-5 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 the changing condition of the redevelopment of the Stapleton area 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.  The 
desire to continue to redevelop the property into a new mixed use neighborhood is an 
appropriate justifying circumstance for the proposed rezoning.  
 

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

 
A Denver Zoning Code criterion is that the proposed official map amendment should be 
consistent with the descriptions of the applicable neighborhood context, and with the stated 
purpose and intent of the proposed zone district.  The Master Planned Context is intended for 
areas that will redevelop in phases, over a period of time, such as the former Stapleton Airport.  
Development may consist of a variety of residential densities, mixed use centers embedded in 
residential areas, larger town centers, high density transit oriented developments, as well as 
commercial office and mixed-use industrial employment centers.  Single- and two-unit 
residential uses are primarily located along local and residential arterial streets.  Multi-unit 
residential uses are primarily located along local and residential arterial streets.  Commercial 
uses are primarily located along mixed-use arterial streets but may be located at or between 
intersections of local streets. Office, research and industrial parks are primarily located near 
arterials and major highways. 
 
The purpose and intent of the M-RX–5 zone district is to promote development of new 
residential mixed use neighborhoods.  Land use in the district is intended to be primarily 
residential with some non-residential uses allowed at the intersections of collector or arterial 
streets.  The proposed rezoning is consistent with the Master Planned Context and the intent of 
the M-RX-5 zone district. 
 
Staff Recommendation  
 
Based on the analysis set forth above, CPD staff finds that the application for rezoning the 
property located at 7800 East 53rd Place, and 8130 and 8900 East 56th Avenue (F45) to an M-
RX-5 zone district meets the requisite review criteria.  Accordingly, staff recommends approval.  
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Attachments 

1. Application 
2. Approved Legal Description 
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