
RES-2021-61

AN-25-21

Z-964-20-21

CanAm Annexation and Zoning

Location: Southwest Corner E. 112th Ave. & U.S. 85

Applicant: Mike Talcott, QuikTrip Corporation

Request: Annexation and Zoning to PUD



Disclaimer

•Staff enters into the public record the 

contents of the case files and all packet 

materials.

•The Planning Division's case file reflects 

that all notice was provided and/or 

received as required by law for each 

approval under consideration.



Current Requests

• The applicant is requesting the following:

1# - Annexation from ADCO (Only heard before 

City Council)

2# - Annexation Zoning to CANAM PUD (Heard 

before both Planning Commission and City Council)



Annexation Discussion and Zoning Request

Annexation zoning of two properties from ADCO 
I-1 to Commerce City PUD (Planned Unit 
Development)

• Project size: 37.9 acres

• Comprehensive Plan Designation: Residential – High (8-40 dwelling units/acre) 

and Local Commercial Center

• Two properties to be re-subdivided into 1 lot and 3 tracts

• Applicant is also applying for annexation and NIGID inclusion (to be approved 

by Council and NIGID Board)

• Concurrent subdivision and development plan applications proposing a 

fueling station, 2 tracts for future residential, and 1 tract for drainage



Aerial



Comprehensive Plan

SITE



Comprehensive Plan

PUD Concept Plan
Reviewed in 
April of 2018

o Residential – High designation allows 
residential uses at a density of 8 – 40 
dwelling units per acre, as well as small 
commercial centers of up to 40,000 
square feet of building space

o Local Commercial Centers “provide 
opportunities for convenience shopping 
and service needs of a small trade area, 
within, or directly adjacent to, a 
neighborhood” 



Case History

PUD Concept Plan
Reviewed in 
April of 2018

o A Concept Plan (Z-964-20) was reviewed 
in 2020

o Old railroad right-of-way splitting the 
property has already been annexed, but 
would be part of the proposed PUD (no 
railroad exists there today)

o The existing home and agriculture uses 
will be allowed to continue until the 
property develops at which point those 
structures will be demolished



Case History

PUD Concept Plan
Reviewed in 
April of 2018

o The Planning Commission recommended 
denial of the requested PUD zoning at their 
regularly scheduled meeting in September 
2021.

o The applicant has proposed revised zoning to 
update the allowed uses in the proposed PUD 
Zone Document.  These updates have not 
been reviewed by DRT or the Planning 
Commission

o The following slides detail the requested, 
updated PUD Zone Document, noting where 
the applicant is proposing alternate uses.



Request #1 : Annexation Maps



Request #1 Staff Analysis - Annex. Act Eligibility

• The City Council adopted a plan for the area to be annexed 
pursuant to CRS 31-12-105(1)(e).

• At least 1/6 of the area to be annexed contiguous with the 
existing boundaries of the City of Commerce City.

• A community of interest exist between the areas proposed 
to be annexed and the City of Commerce City.

• The areas proposed to be annexed are urbanized, or will be 
urbanized, in the near future.

• The areas proposed to be annexed are integrated, or 
capable of being integrated, with the City of Commerce 
City.

• All of the owners of the lands to be annexed have signed 
the petition for annexation.



• No annexation proceedings have been effectively commenced for 
any of the land proposed to be annexed to any other municipality.

• The proposed annexation will not result in the detachment of area 
from any school district and the attachment of such area to another 
school district.

• The annexation petitions meet the requirements of law. 

• The proposed annexations will not have the effect of extending the 
boundaries of the City of Commerce City more than three miles in 
any direction from any point of such boundary in any one year.

• The entire width of any street or alley proposed to be annexed is 
included in the annexation.

• All requirements of CRS 31-12-104, CRS 31-12-105, and Section 
30 of Article 2 of the state Constitution have been satisfied with 
respect to this annexation*. * Notice to Adams County was delayed

Request #1 Staff Analysis - Annex. Act Eligibility



Request #2: Annex. Zoning
• The applicants intent is to create a residential and limited 

commercial development via the CANAM PUD



Proposed Revised PUD

o Sheets 1 & 2 (No Changes)

• Cover Sheet and Legal Description

• Legal description describes two 

parcels- one of the subject properties 

has already been annexed, both are 

subject to the proposed PUD



Proposed Revised PUD

o Sheet 3 (No Changes)

• Provides a project summary and 
describes community character and 
design elements, design guidelines, 
lighting, landscape design, and site 
furnishings

• Discusses the transition from higher 
density to the north, and less density to 
the south



Proposed Revised PUD 



Proposed Revised PUD

o Sheet 4 (No Changes)

• Includes PUD Zoning Land Use Chart and PUD 
Zoning Map

• PUD splits the parcels into four planning areas

• Planning Area A would be the QuikTrip site 
and other future commercial

• Planning Areas B,C, & D allow multifamily 
(apartments), single-family attached (tri- and 
quad-plexes), and patio homes, along with 
limited commercial and public uses



Proposed Revised PUD 



Proposed Revised PUD 

o Sheet 5 (No Changes)

• Bulk standards (lot size, lot width, 

setbacks, etc.)

• Separate setbacks designated for 

fueling plaza uses

• Residential developments will be 

required 15% open space

• Parking standards



Proposed Revised PUD 



Proposed Revised PUD 

o Sheet 6 – Lot Typicals (No Changes)



Proposed  Revised PUD 

o Page 7 – Use Table(Changed)



Proposed Revised PUD 

o Sheet 7 – Use Table Amended

• The applicant has revised the diesel 
fueling for trucks use to be a “Conditional 
Use”

• This would amend their current 
development plan – removing the diesel 
truck canopy and opening up space for 
another commercial pad

• The applicant would need to go through 

another public hearing process in the     
future if they want to allow truck fueling.



Proposed Revised PUD

o Sheet 8 – Road Sections (No Changes)



Proposed Revised PUD

o Sheets 9 & 10 (No Changes)

• Alley sections and alley parking 

standards

• Signage regulations

– Proposed sign details for QuikTrip site

– All other sign standards refer to 

Commerce City LDC



Annexation Zoning Criteria
In accordance with LDC, Sec. 21-3350. Zoning of 

Newly Annexed Land:

Criteria for Zoning Annexed Land 

(1 required to be met)
Rationale

The zoning is most compatible with 

the city’s comprehensive plan 

designation for the property;

The comprehensive plan identifies 

the subject property for high-

density residential uses, and a local 

commercial center. The proposed 

PUD reflects these uses. 

The zoning is most compatible to

the county zoning of the property 

at the time of annexation; or

The current county zoning of I-1, 

therefore N/A.

The zoning is most comparable to 

the present use(s) on the property.

The current condition of 

Agricultural, therefore N/A.



PC Analysis- Zoning

o Based on the Planning Commission meeting, the 

original proposed PUD zoning is not appropriate for 

this site: 

• Proposal is not consistent with the Commerce City 

Comprehensive Plan designation for the property

• Proposal is not consistent with Land Development 
Code. 



Required Public Notification
(Pursuant to LDC Sec. 21-3285)

Type of Notification Code Required
Code

Required 
Minimum Met

Notification 
Provided

Mail/Postcard to 
Adjacent Property 

Owners

Mailed Notification 
to property owners 

within 500 feet


245 Adjacent 
Property Owners 

Notified

Publication/ 
Newspaper Notice

Notice in local 
newspaper


Notice in Denver 

Post

Placard/Sign on 
Property

At least one sign on 
subject property

 3 Signs Posted



Neighborhood Meeting

o Neighborhood meeting took place virtually on 

5/12/21

o Main issues raised:

• Truck access to QuikTrip, especially from Belle Creek Blvd. 

• Increased traffic on Belle Creek Blvd. and E. 112th Ave. and 

the need for improvements

• Requirements for off-site improvements

• Additional traffic lights

• Density and maximum building height of multifamily

• Dust and mosquito control

• Prairie dog population

• Home values

• Buffer from homes to the south



Neighborhood Meeting

o Follow Up Neighborhood Meeting 9/28



Public Comment

o Ten public comments have been received by staff 

as of September 27th, 2021 

• Based on one of the comments, Tri-County Health 

Department contacted – no exceedance of 

health-based risk standards for this property

• Applicant will abide by all TCHD comments and 

regulations



Recommendation

• Annexations: The Development Review Team 
recommends that the City Council find that the 
properties are eligible for annexation and annex 
the properties, upon completion of an acceptable 
annexation agreement.

• Annexation Zoning: On September 7, 2021, 
Planning Commission voted 3-2 to forward this 
request to City Council for denial because the 
original proposed project does not meet the Land 
Development Code and is not what t the 
Comprehensive Plan intended.  



City staff and the applicant are 
available to answer questions.


