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Case No. Z-1-11 Applicant: Tim Hawpe, TH Automotive & 
Northglenn Youth Inc. (property 
owners)  

 Location:   10551 Irma Drive 
 Ordinance:   11-16 and 11-37-2  

 
10551 IRMA DRIVE REZONE TO PRELIMINARY 

PLANNED UNIT DEVELOPMENT (PUD) 
STAFF REPORT AND RECOMMENDATION 

 
REQUEST: 
The applicants, Northglenn Youth Inc. (NYI, property owner) and Tim Hawpe 
(prospective developer), request  the Planning Commission hear and recommend, to 
the City Council, a change of zoning of the parcel located at 10551 Irma Drive (Exhibit 
A) from O-1 Open Space to Planned Unit Development (PUD).  
 
REASON FOR REQUEST: 
The applicant proposes to subdivide the existing parcel and construct two structures on 
the site, one in the near term and one at a later date to be determined.  The near term 
structure would house the applicant’s (Timothy Hawpe) automotive repair business that 
currently exists in the City of Northglenn and is outgrowing its current facility.     
 
BACKGROUND: 
The site has been zoned O-1 Open Space since the original adoption of zoning for the 
City in 1973.  The property has been under the ownership of the Northglenn Youth Inc. 
since incorporation of the City.  A deed restriction was held by Jordan Perlmutter that 
restricted use of the property to community use for the youth of Northglenn. The 
restriction was lifted by Mr. Perlmutter in March of 2010.  In September of 2010, Mr. 
Hawpe applied for a Comprehensive Plan Amendment to change the future land use 
designation in the newly adopted Comprehensive Plan from Open Space to Light 
Industrial.  The change was adopted by a majority vote of the Planning Commission in 
October 2010 and was ratified later that month by the City Council in accordance with 
the adopted procedure (Exhibit B).    
 
SURROUNDING LAND USES: 
North:   I-2 Industrial 
South:   I-2 Industrial (Parking Lot) 
West: O-1 Open Space (Al Thomas Park) 
East:   O-1 Open Space (Jaycee Park – across Irma) 
 
CASE ANALYSIS: 
 
The Planning and Development Department has been in close contact with the 
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applicant, regarding the proposed rezoning, since November of 2010. Through the 
formal application submittal on February 22, 2010, staff has reviewed the rezoning 
proposal and determined that it complies with all requirements for a Planned Unit 
Development zoning district.  Development Review Committee comments were 
received on March 18, 2011.    
 
The site is currently vacant with the exception of a recreational trail that runs through 
the southern end of the property adjacent to Grange Hall Creek. The property has been 
vacant since the development of Northglenn in the 1960s. Since that time, the City has 
developed a public park (Al Thomas Park) directly to the west and drainage and trail 
improvements along Grange Hall Creek to the south. Directly to the east, the City has 
developed Jaycee Park and the Goodspeed Happy Tails Dog Park. Property to the 
north and south are zoned I-2 with commercial/industrial development to the north and a 
church overflow parking lot to the south across Grange Hall Creek. 
 
The proposal aims to create three parcels to be included in the development.  The first 
two (34A & 34B) will be developed in a phased approach.  34A being developed for the 
auto repair business TH Automotive.  34B will be developed at a later date under the 
guidelines of all allowable uses under the C-5 Commercial zone.  The third tract, Tract 
A, will be used primarily as a detention facility to accommodate drainage from both 
developed sites (Exhibit C – 4 page Preliminary PUD document).  A subdivision will be 
recorded, to depict the new parcel layout, following the transfer of the property from NYI 
to Mr. Hawpe. 
 
As part of the proposal, the applicant has agreed to reconfigure and reconstruct the 
existing, aforementioned recreational trail that runs through the southern portion of the 
property.  The existing trail exists within an easement dedicated to the City.  The newly 
configured trail will also exist within an easement that will be officially dedicated on the 
forthcoming subdivision plat.  Additionally, the applicant has agreed to construct a 
sidewalk along the north edge of the property line, at a later date, to connect with a 
planned sidewalk along the north edge of Al Thomas Park.  These improvements and 
completion milestones will be memorialized in a Subdivision Improvement Agreement 
executed between the City and the Applicant.  Execution of this agreement will be a 
condition of the subdivision approval.       
 
No additional city infrastructure is required to serve this proposal. User rates within the 
city are structured such that the proposal will be paying for any service costs incurred by 
increased usage (i.e. tap/conection charges). 
 
The North Metro Fire Rescue District has reviewed the submitted plans and based on 
the preliminary stage of this part of the process, has no objections to the proposal.  At 
time of construction and with subsequent stages of the rezoning process (Final PUD), 
the applicant will be required to meet all code requirements of the North Metro Fire 
Rescue District and the City of Northglenn’s Chief Building Official.  
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Property owners surrounding the proposed facility were notified via mail of the proposal, 
as required by Section 11-41-3(a) of the City’s Zoning Ordinance. In addition, the 
property in question was posted as required by Section 11-41-3(b).  One phone call 
from Andy Prior, Pastor of the Northglenn Christian Church, was received.  The inquiry 
was exploratory in nature and not in opposition to the proposal.  No other comments 
were received as of the report date. 
 
APPROVAL CRITERIA: 
 
Section 11-16-6-Approval Criteria: 
 

(a) Prior to granting approval for any preliminary or final planned unit development 
plan, the Planning Commission and City Council shall give consideration to the 
purpose and intent of this Article 16 as listed in Section 11-16-2, above, and 
those criteria for any rezoning request as listed in Section 11-37-2(h) of this 
Chapter 11 of the Municipal Code. In addition, prior to approval of any final 
planned unit development plans, the Planning Commission shall find them to be 
in conformity with the approved preliminary planned unit development plans. 

 
Section 11-16-2 reads as follows: 
“Section 11-16-2. Purpose and Intent.  
(a)  The purpose and intent of this Article is to create a Planned Unit Development 
regulation which will maximize the land resources available within the City of 
Northglenn. More specifically, the purposes are as follows:  

(1)  To ensure that zoning decisions are directed toward achievement of 
community goals and objectives, as embodied in the adopted Master 
Development Plan, rather than satisfying arbitrary minimum standards.  
(2)  To recognize the unique nature of each parcel of land and allow 
flexibility in the planning and design response.  
(3)  To encourage and promote innovation in land development by allowing 
more variety in type, design, layout, and architectural design of buildings 
and site amenities.  
(4)  To ensure that proposed rezonings and specific proposals presented to 
staff and the Planning Commission are constructed as presented and not 
used merely as a tool to facilitate property sale or some other transfer of real 
estate to make it more marketable.  
(5)  To encourage economic development to expand the City's tax base and 
provide employment opportunities.  
(6)  To create a PUD ordinance that streamlines, consolidates and simplifies 
zoning and subdivision, an ordinance that expedites rather than hinders the 
development process.  



4/12/2011   Z-1-11 TH Automotive Rezone 4 

(7)  To allow for the preservation of natural site amenities such as mature 
trees, water bodies and channels, exceptional views, etc.  
(8)  To promote the judicious use of open space and landscaped areas with 
regard to utility and visual impact.  
(9)  To encourage a harmonious and integrated mix of land uses and require 
compatibility between new and existing development.  
(10)  To provide for the efficient and safe movement of vehicular and 
pedestrian traffic on both public and private roadways. “ 

 
Additionally; 
 
Section 11-37-2-Zone Changes 

(h) Basis for Approval. The Commission and Council shall give consideration to and 
satisfy themselves to the following:  

(1) That a need exists for the proposal;  
(2) That this particular parcel of ground is indeed the correct site for the proposed 

development;  
(3) That there has been an error in the original zoning; or  
(4) That there have been significant changes in the area to warrant a zone 

change;  
(5) That adequate circulation exists and traffic movement would not be impeded 

by development; and  
(6) That additional municipal service costs will not be incurred which the City is 

not prepared to meet.   
 
COMMISSION OPTIONS: 
In this case, the Planning Commission is making a final decision regarding the Final 
PUD.  The Commissions options are as follows: 

1) Recommend approval of the request, with or without conditions or stipulations; 
2) Recommend denial of the request for reasons stated; or 
3) Table the request for further consideration. 

 
STAFF RECOMMENDATION: 
Staff recommends a favorable recommendation for approval of the request for rezoning 
from its current status, O-1 Open Space to Preliminary PUD based on five 
recommended Findings of Fact. 
 
RECOMMENDED FINDINGS OF FACT: 

1) The proposed development is compatible with the surrounding area; 
2) The proposed development is consistent with the City’s Master Plan; 



4/12/2011   Z-1-11 TH Automotive Rezone 5 

3) The proposed development does not adversely affect the health, safety, and 
welfare of the inhabitants of the area and the City of Northglenn; 

4) Adequate circulation exists and traffic movement will not be impeded by the 
proposed development; and 

5) Additional municipal service costs will not be incurred. 
 
 
RESPECTFULLY SUBMITTED:    

 
 
 

        
Travis Reynolds, AICP     
Senior Planner       
 
WHAT'S NEXT:  Pending a decision to make a recommendation from the Planning 
Commission, the recommendation is forwarded to the City Council at the time of 
their hearing for the rezoning of the property to Preliminary PUD. 
 
FUTURE APPLICATIONS: 
 

1. Minor Subdivision   approved administratively by staff 
2. Final PUD     approved by the Planning Commission 
3. Building Permits    approved administratively by staff 
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EXHIBIT A 
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EXHIBIT B 

 



TH Automotive – 10551 Irma Drive 
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Action Items 
Development Review Committee 

TH Automotive  
Preliminary PUD Plan Review Summary #1 

March 18, 2011 
 
The following specific items have been noted in the plan review as needing 
corrective action. Please check each item as it is corrected on the plans to 
expedite your plan approval.  
 
Sheet 
No. City Staff Review Comments 

1 Site Data item #10 – Please depict the realigned sidewalk as on Tract 
A as a public improvement.   Please note that the City expects the 
realignment of the sidewalk to occur as part of the site development at 
the developers expense.   

 Site Data item #10 – Please indicate driveway pans in the R.O.W. and 
sidewalk/trail repair/replacement  as public improvements.  
Additionally, the City requests the construction of a sidewalk along the 
northern boundary of Tract 34A in the City R.O.W.  These 
improvements and stipulations regarding the timing of their installation 
will be memorialized in a subdivision improvement agreement.       

 Site Data item #12 – Please remove the note indicating “Tract A is for 
the detention facility”.  This parcel will remain a private parcel and be 
required to be maintained by the landowner.   

 Site Data Item #13 – Please remove the note indicating “The City of 
Northglenn reserves the right to periodically review this PUD…….”  This 
note is redundant to item #1 under “Standard Notes” at the top of the 
page.   

 Standard Note #4 - correct to read as follows " All construction in the 
public right-of-way shall be in conformance with the City of Northglenn 
Public Right-of-Way Standards and Specifications (latest edition)" 

 Maintenance Requirement statement - the text is incomplete. Add  
"...protective devices. Should the applicant or any subsequent 
property..." after the word 'other' at the end of the 4th line. 
 

 Maintenance Requirement statement - the 9th line should read 
"...for such maintenance within ten (10) calendar days, to ..." 
 

2 Please remove all references to easements, established and proposed.  
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These will be dedicated, vacated, and depicted on the forthcoming 
subdivision plat.   

 Please depict the “relocated bike path” without a trail crossing at Irma 
Drive.  Upon removal of the old path, please remove the crossing pan in 
the R.O.W. on the drawings as well.  The aim is to remove any mid-
block crossing on Irma Drive and require trail users to cross at Leroy 
and Irma.  With removal of the original trail, please remove the pan in 
the R.O.W.  Please depict these changes on all subsequent pages.   

 There is an existing trail sign to the south of the existing trail.  Please 
plan for relocation of the sign to the SE corner of Tract A on the interior 
of the new trail radius/turn.  The new easement for the trail should 
accommodate the relocation of the sign.   

 The floodplain limits for Grange Hall Creek need to be added. 
3 If it will be drained to Grange Hall Creek, then the floodplain elevation 

needs to be considered. If the pond will drain to the storm sewer line in 
Irma (currently not shown on the map. Please depict) then the depths 
and utility crossings in Irma right-of-way should be considered. 
 

4 There is a storm sewer inlet at the northeast corner of this property 
(southwest corner of the intersection).  Please show the inlet and the 
pipe connecting the inlet to the main storm sewer line on the east side 
of Irma. 

 
 
North Metro Fire Rescue District 
Please reference the letter sent to the applicant by North Metro Fire Rescue 
District with conditions of approval. 
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City of Northglenn Development Review Committee 
 
Responsible Party Acknowledgement 
 
I have reviewed the Plan Review Action Item List provided by the City of 
Northglenn Development Review Committee, and confirm the corrections noted 
have been made to the plan sheets.  I further understand that the omission of 
any particular item from the Plan Review Action Item List on the plan sets will 
result in resubmitting full plan sets to the DRC Committee for the standard review 
process. 
 
 
 
 
             
Name 
 
 
 
             
Signature 
 
 
 
             
Date 
 
 
 
             
Project Name 
 
 
 
             
Project Location/Address 
 
Please complete this form and return with the revised plans. 
 
 

CITY STAFF USE 
 
 
Received by:     Date Stamp:      
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SPONSORED BY: MAYOR DOWNING  
 
COUNCILMAN'S BILL     ORDINANCE NO. 
 
 
No.               CB-1750          
 Series of 2011      Series of 2011 
 
A BILL FOR A SPECIAL ORDINANCE REZONING FROM O-1 OPEN SPACE TO PLANNED 
UNIT DEVELOPMENT PUD, CERTAIN REAL PROPERTY IN THE CITY OF NORTHGLENN 
LOCATED AT 10551 IRMA DRIVE, CITY OF NORTHGLENN, COUNTY OF ADAMS, STATE 
OF COLORADO, AMENDING THE ZONING MAP OF THE CITY OF NORTHGLENN, AND 
IMPOSING PENALTIES FOR VIOLATIONS OF THE ORDINANCE 

 
BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF NORTHGLENN, 

COLORADO, THAT: 
 
 Section 1. Findings of Fact.  The City Council hereby makes the following findings of 
fact: 
 

A. A need exists for the rezoning from O-1 Open Space to Planned Unit Development 
(PUD); 

B. The property at 10551 Irma Drive is the correct location for the proposed 
development; 

C. Significant changes in the area have occurred to warrant the proposed zone change; 
D. Adequate circulation exists and traffic movement will not be impeded by the 

proposed development; and 
E. Additional municipal service costs will not be incurred which the City is not 

prepared to meet. 
 
 Section 2. Change of Zoning District.  Pursuant to the provisions of the Northglenn 
Zoning Ordinance, as amended, and upon the recommendation of the Northglenn Planning 
Commission, a change of zoning from O-1 Open Space to Planned Unit Development PUD is hereby 
approved pursuant to Section 11-37-2(h) and granted for the real property in the City of Northglenn, 
Colorado, described as 10551 Irma Drive, City of Northglenn, County of Adams, State of Colorado. 
The City Council determines that this change of zoning district is consistent with the Comprehensive 
Master Plan of the City of Northglenn. 
 
 Section 3. Change of Zone Maps.  The official zoning map of the City of Northglenn, 
pursuant to the provisions of Section 11-3-1 of the Municipal Code of the City of Northglenn, as 
amended, shall be and hereby is ordered amended to conform with the provisions set in Section 1 of 
this Ordinance. 
 
 Section 4. Violations-Penalty.  Violations of the provisions of this Ordinance shall be 
punishable by a fine of not more than one thousand dollars ($1,000.00), or by imprisonment for a 
period of not more than one (1) year, or both such fine and imprisonment. 
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 INTRODUCED, READ, AND ORDERED POSTED this            day of                              , 
2011. 
 
 

                    
  JOYCE DOWNING 

                                       Mayor 
 
ATTEST: 
 
 
      
JOHANNA SMALL, CMC 
City Clerk 
 
 

PASSED ON SECOND AND FINAL READING this            , day of                         , 
2011. 
 
 

            
      JOYCE DOWNING  

       Mayor 
 
ATTEST:       
 
 
      
JOHANNA SMALL, CMC     
City Clerk       
 
 
APPROVED AS TO FORM: 
 
 
      
COREY Y. HOFFMANN 
City Attorney 
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