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November 13, 2020

City of Commerce City
Community Development
7887 E. 60th Ave.
Commerce City, CO 80022

RE: Project Narrative: 9940 Havana Street (100th & Havana) Zone Change

The project is located on the east side of Havana Street and north of the CAST Transportation
development within Lot 4 of the Cast Transportation Subdivision. More specifically, the site is located
in Adams County Parcel No. 0172114012004 at 9940 Havana Street, Commerce City, CO (the “Site”).
The O’Brien Canal bisects a portion of the property on the north side.  This portion of the property will
be referred to as Tract A, refer to Appendix D for the Rezoning Map.

The Project Site consists of a 28.47-acre vacant site. The proposed development is for three industrial
distribution buildings totaling approximate 302,500 SF.  Truck and employee parking, landscaping and
associated infrastructure are part of the project.  No development is proposed on Tract A.

The property is currently zoned I-2 with conditions within the CAST Transportation Development and
is requesting to be rezoned to I-2 without conditions.  This project is also requesting to rezone Tract A
to Public Zone District.  Based on a pre-application meeting with City Staff on August 27, 2019 and
follow up discussions, City staff are supportive of this rezoning request.

CAST TRANSPORTATION ZONING CONDITIONS
Per the CAST Transportation Site Plan dated June 30, 1995, prepared by Jehn & Associates, Inc., Lot
4 is Zone I-2 with conditions.  Included in the conditions are the following:

Section D: Site Design Criteria and Regulations

a) All planning and zoning regulations (except landscaping) of the City of Commerce City effective
June 15, 1995 shall apply to this request if the issues in such regulations are not specifically
addressed in this request.  The specific provisions herein shall supersede City regulations with
respect to the issues of this zoning request.

f)   Lot 3 & 4 shall require a development plan be submitted and approved by the City Council
before any development may occur on the lot.

Section I: Open Space Landscaping

e) A detailed landscape plan for each lot shall be created and approved by the Department of
Community Development before any use or development shall occur.

The allowable Uses By Right for Lot 4 include:

1) All uses by right in the I-1 district
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2) General offices
3) The manufacture, assembly and/or production of components and parts for:

a. Electronics
b. Instruments
c. Optics
d. Watches
e. Computers

4) Machinery sales, excluding truck trailers and heavy equipment 1.5 tons and above in size.
5) The repair, rental and service of any commodity, except heavy equipment (1.5 tons and above

in size).
6) Transportation terminals for freight.  Truck repair allowed as an accessory use only.
7) Outdoor storage, temporary storage or transfer of the following materials may be permitted on

site.  Stored materials must be in the designated area.  Temporarily stored materials must be
covered or in containers.

a. Cement
b. Concrete products
c. Fertilizer (chemical or organic) and raw materials for manufacture.
d. Fiberglass
e. Insulation materials
f. Gypsum
g. Paints and like products
h. Paper and pulp cellulose
i. Construction materials and equipment
j. Petroleum and petroleum products per the requirements of Article XIV section 21-

271(B) of the Zoning Ordinance
k. Plastics other an extrusion
l. All industrial uses in this development must meet the performance standards of the

Section 21-271 of the Zoning Ordinance.
m. No uses or improvements which consistently produce obnoxious noise, order or glare

visible from outside any lot shall be allowed.
n. Raw materials used in manufacture of commercial, industrial and retail commodities.
o. Manufactured consumer goods and/or components thereof.

Please refer to the CAST Transportation Site Plan included in Appendix A of this report.

PROPOSED CONDITIONS
As part of this zone change request, this project proposes to rezone to a straight I-2 zoning without
conditions and rezone Tract A to Public zoning.  Refer to Appendix B for zone district I-2 and Public
Zone District standards and allowable uses.

Per the City of Commerce City, “The purpose of the medium intensity district (I-2 district) is to provide
for a district in which light and medium industrial and similar uses may be operated.  Medium-intensity
industry consists of any industrial or manufacturing operation subject to acceptable safeguards to
control potential nuisances and hazardous effects both on and off the premises.”  For Public Zone
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Districts, “The purpose of the public zone district (Public district) is to protect established public lands
and to provide an area in the city for location of parks, public open space, government buildings and
facilities, schools and school grounds, and quasi-public buildings and facilities.”

This zone change request will remove the requirements previously outlined in Section D (a) and D (f),
and Section I (e), mentioned in the preceding section.

The current I-2 zoning does not allow for the following uses which are allowed under the CAST
Transportation I-2 with conditions zoning:

· The parking and storage of toxic or hazardous material
· The manufacturing, processing, use, sale, or storage of any flammable, corrosive, explosive or

toxic substance.
· Above-ground storage tanks greater than 48,000 gallons
· Material piles greater tan 8 feet in height

As previously mentioned, no development is planned for Tract A as part of this project.

The proposed zone change removes unnecessary steps in the development review process as well as
removes unfavorable allowable uses.  This zone change will bring the design standards up to current
City of Commerce City code per the latest version of the Land Development Code.

The following sections address how the proposed zone change is consistent with the City’s
requirements for zone change approval.

CONSISTENCY WITH THE COMPREHENSIVE PLAN
As indicated in the City of Commerce City’s Comprehensive Plan Figure 3.2, dated 9/27/2010, the
Future Land Use for this site is Industrial/Distribution.  Tract A is indicated as Open Space.  Refer to
Figure 3.2 in Appendix C of this report.  This aligns with the proposed use for this project,
industrial/distribution.  Per the City of Commerce City’s Land Development Code, Warehousing &
Distribution is an “Allowed By Right” use within Zone I-2.

As part of this project, no development is proposed on Tract A.  By rezoning Tract A to Public Zone
District, this is consistent with the Comprehensive Plan’s Future Land Use for this area, which is
indicated as Park space.

COMPATABILITY WITH SURROUNDING LAND USES
The requested rezone to I-2 and Public is compatible with surrounding land uses.  Below is a partial list
of the surrounding developments and their uses.

South (CAST Transportation Subdivision):

· Jeh/Eagle Supply - outdoor storage facility
· CAST Transportation - trucking and hauling facility
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Southwest (Mountain View Industrial Park):

· Denver Machine Shop – machine shop
· TMT Cutters Inc. – asphalt/concrete removal contractor
· Peterson Fluid Systems – machine part distributor/retailer

West:

· O’Brian Canal – FRICO irrigation canal
· Vacant Land – Currently zoned I-3 and Comprehensive Plan denotes this area as “General

Industrial”

Northwest (Kushniroff Resubdivision No. 5 PUD):

· McKinney Trailer Rentals - outdoor trailer storage/rental facility
· Saia LTL Freight - distribution center
· Midwest Motor Express – distribution/hauling center
· Reddaway – distribution/hauling center
· General Building Materials, Inc – distribution facility
· Prime Self Storage – outdoor storage facility

North:

· O’Brian Canal – FRICO irrigation canal
· First Creek Dog Park
· Single family residential development – Currently zoned AG and Comprehensive Plan

denotes this area as “Industrial/Distribution”

Northeast:

· HWY 2
· Vacant Land – Currently zoned I-2 and Comprehensive Plan denotes this area as

“Industrial/Distribution”

East (Eagle Creek Filing 2 PUD):

· Vacant Land – Comprehensive Plan denotes this area as “Open Space”
· HWY 2

Southeast (Eagle Creek Filing 2 PUD):

· HWY 2
· Eagle Creek Subdivision – residential subdivision on east side of HWY 2
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IMPACT TO PUBLIC SERVICES
The proposed rezoning does not negatively impact public services, including but not limited to: water,
sewer, streets and drainage.

· Water and sewer are provided along Havana Street and are maintained by South Adams
County Water and Sanitation District (SACWSD).  The proposed industrial/distribution use is
typically a low volume water consumer.

· Havana Street is maintained by the City of Commerce City.  As part of this project, the eastern
half of the ultimate section of Havana Street will be constructed, thus improving the capacity of
Havana Street.

· Historic drainage patterns will be maintained as part of this development so that there is no
negative impact to the downstream system.

IMPACT TO PUBLIC USES
The proposed rezoning does not negatively impact public uses, including but not limited to, parks,
schools and open space.  By rezoning Tract A to Public, this may enhance the existing First Creek Dog
Park immediately adjacent.

Based on the CAST Transportation Zoning Conditions, Lot 4 was not intended to be used for parks,
schools or open space.  Per the current Comprehensive Plan, parks, schools and/or open space are
also not intended uses.  This project proposes to construct a detached sidewalk along the Havana
Street frontage which will provide a safer and more pedestrian friendly route for people to use in order
to access nearby First Creek Dog Park.  Industrial/distribution developments do not create an increased
demand for schools.

COMMUNITY COMPATABILITY
As previously mentioned, the proposed zone change is compatible with the surrounding land uses as
well as the Future Land Uses per the Comprehensive Plan.  The zone change benefits the community
by removing the undesirable uses from the CAST Transportation Zoning conditions.  The proposed I-2
zoning district allows for wide range of uses enabling for a mix of development types in the immediate
and surrounding area.  As previously indicated, Tract A is immediately adjacent to the First Creek Dog
Park and by rezoning to Public, this is compatible with the surrounding community.

PUBLIC INTEREST TO ALLOW ZONE CHANGE
Commerce City is a rapidly growing and developing area.  It is in the public’s interest to remove the
undesirable allowable uses from the CAST Transportation Zoning conditions. The proposed zone
change simplifies the development process and provides for a better development for the City.  While
removing the undesirable allowed uses, the proposed zone change still aligns with the current
surrounding land uses as well as the Comprehensive Plan and Future Land Use.  Rezoning Tract A to
Public also aligns with the Comprehensive Plan and Future Land Use.
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CONCLUSION
As discussed in the previous section, the proposed zone change for Lot 4 of the CAST Transportation
Subdivision from I-2 zoning with conditions zoning to I-2 zoning without conditions and Tract A to Public
zoning is consistent with the Comprehensive Plan, is compatible with surrounding land uses, does not
negatively impact public services or public uses, is compatible with community and is in the public’s
interest.  The proposed zone change is also in City’s interest as it removes cumbersome development
restrictions, removed undesirable uses and aligns the development standards to the current code.

With Kimley-Horn, you should expect more and will experience better. Please contact me at (303) 974-
3625 or brad.cooney@kimley-horn.com should you have any questions.

Sincerely,

KIMLEY-HORN AND ASSOCIATES, INC.

Brad Cooney, PE
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APPENDIX A

CAST TRANSPORTATION ZONING CONDITIONS
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APPENDIX B

ZONE DISTRICT I-2 AND PUBLIC STANDARDS AND ALLOWABLE
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APPENDIX C

COMPREHENSIVE PLAN AND FUTURE LAND USE
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APPENDIX D

REZONING MAP








