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TO:    Denver City Council 
    Christopher Herndon, President 
 
FROM:  Tim Watkins, AICP, Senior City Planner 
 
DATE:  October, 2 2014 
 
RE:  Official Zoning Map Amendment Application #2014I‐00039 
  2728 Zuni Street & 2751 Wyandot Street 
  From PUD 437 to C‐MX‐5 
 

Staff Report and Recommendation 
 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval of 
Application #2014I‐00039 for a rezoning from PUD 437 to C‐MX‐5. 
 
 

Request for Rezoning 
 
Application:         #2014I‐00039 
Address:        2728 Zuni Street & 2751 Wyandot Street 
Neighborhood/Council District:  Highland / Council District #9 

 

 

RNOs & other Interested Groups:  Jefferson Park United Neighbors 
          Highland United Neighbors, Inc. 

Northwest Quadrant Association 
Denver Neighborhood Association, Inc. 
Inter‐Neighborhood Cooperation 
 

 
Area of Property:      34,342  SF or 0.79 acres 
Current Zoning:      PUD 437 
Proposed Zoning:      C‐MX‐5  
Property Owner(s):      Luxury Inn Downtown LLC  
Owner Representative:    Kevin Sullivan 
 

p: 720‐865‐2932
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Summary of Rezoning Request 
 
This property is located at the gateway of the Highland neighborhood from I‐25 and Downtown 
Denver.  Situated at Zuni between 27th and 28th Avenues, the site is comprised of two parcels 
that contain an existing four story hotel and surface parking area. 

 
The applicant requests rezoning to C‐MX‐5 primarily to allow for an additional story to be 
added to the hotel.  The applicant may also pursue redevelopment of the surface parking area 
through a form based and context based zone district that will 1) Maintain the mixed use 
character of the area, and 2) improve Zuni as a major gateway into the Highland area.  C‐MX‐5 
would apply an appropriate scale and mix of uses for additional development where mixed use 
residential, retail and office uses are envisioned.   C‐MX‐5 zoning provides a variety of uses and 
form standards to complement the mixed use gateway vision contained in the Highland 
neighborhood plan and Blueprint Denver. 
 
The requested zone district title ‘C‐MX‐5’ is defined as the Urban Center Neighborhood Context 
– Mixed Uses (up to five stories).  Mixed uses in the Denver Zoning Code are intended to 
promote safe, active, and pedestrian‐scaled, diverse areas through the use of development 
forms with uses that clearly define and activate the public street edge.  Further details of the 
zone districts can be found in Article 7.2.2 of the Denver Zoning Code (DZC). 
 

 
Existing Context  

 Zuni Street is an important collector street that connects the Highland neighborhood to 
I‐25, Speer Boulevard and Downtown Denver to the east.   

 Land uses in this area have predominantly been retail, lodging, office, residential and 
surface parking, with recent additions of residential row houses and mid‐rise 
condominiums.  

 Zuni Street and the Highland neighborhood is served by bus Route 28 which connects 
Lakewood – Wadsworth Station (west) to downtown and further east to the Stapleton 
Park n Ride. 
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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 
PUD 437 
 

Hotel Lodging, 
Surface Parking 

4 story hotel and 
surface parking  

The site is located along Zuni 
Street between 27th and 28th Ave.  
The street and blocks pattern to 
the north is an orthogonal grid 
that abuts the Speer Boulevard 
and I‐25 interchange area to the 
south.  15th Street is only 3 blocks 
to the east and the 16th pathway 
are both available for convenient 
bike/ped access to downtown.   

North  C‐MX‐5, C‐MX‐3 
Residential 
apartments and 
row house 

5 story, 2 story 

South  C‐MX‐5 
Speer Boulevard, 
vacant site 

n/a 

East  C‐MX‐5 
Vacant site, 
office 

1‐3 Story 

West  C‐MX‐5 
Retail and 
Lodging 

1‐2 Story 
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View from the subject property across Zuni 
Street to the west of a 2 story hospitality Inn 
complex. 
 

View from the subject property at the 
intersection of Zuni, 27th Ave / Speer to the 
northeast along Speer Boulevard.  New 5 story 
mixed use development is currently under 
construction at this location. 
 

View along 27th Ave to the west, with the 
subject property to the left (south).  To the 
right (north) is 2 story residential in the 
foreground that is zoned C‐MX‐3, and a new 5 
story residential project in the background at 
Zuni and 27th Ave. 

An existing 1 to three story office building 
faces the property along Wyandot Street to 
the east.  
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Existing Zoning  
 

PUD 437 defines the exact parameters for 
the existing 4‐story hotel with surface 
parking.  Residential single family and 
multiple unit dwelling uses are also 
permitted. 
 
 

 

 
 
Existing Land Use Map  
 

 

A. 
B. 
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1. Existing Building Form and Scale 

 
 
 
 

 
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: 
 
Assessor:  No Comments 
Asset Management:  Approved – No Comments.  
Denver Parks and Recreation:  No Comments 
Denver Public Schools:  No comments 
 
Development Services – Project Coordinator:  Approved 
 
Development Services – Transportation:  Zoning‐ONLY approved  
 
Development Services – Wastewater:  There is no objection to the rezone, however applicant 
should be under notice that the Public Works will not approve any development of this 
property without assurance that there is sufficient sanitary and storm sewer capacity.   A 
sanitary study and drainage study may be necessary.  These studies may results in a 
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requirement for the developer to install major infrastructure improvements or a limit to 
development if current infrastructure is insufficient.   
 
Denver Fire Prevention Bureau:  No Comments 
 
Public Works – DES – Surveyor:  Revisions to property legal description requested 
 
 
 

Public Review Process 
 
Planning Board Notification Process 
The property was legally posted for a period of 15 days announcing the August 6th, 2014 Denver 
Planning Board 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) 
The applicant has attended Highland United Neighbors Inc. meetings to describe development 
goals and to discuss the rezoning intent and how it relates to specific development and 
intended uses. RNOs as listed at the top of this staff report have been advised of this 
application.   
 
LUTI Notification Process 
Written notification of the hearing was sent to all affected registered neighborhood 
organizations and City Council members. 
 
City Council Notification Process  
The property was legally posted for a period of 21 days announcing the October 10, 2014 
Denver Planning Board public hearing, and written notification of the hearing was sent to all 
affected registered neighborhood organizations and City Council members.   

 
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 
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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 applicable adopted plans for this site are Comprehensive Plan 2000, Blueprint Denver and 
the Highland Neighborhood Plan. 

 

Comprehensive Plan 2000 
Comprehensive Plan 2000 recognizes continued market demand to live in the City’s core and 
the associated development opportunities. 

 

Environmental Sustainability Strategies:  

 2‐F:  Promoting  infill  development  within  Denver  at  sites  where  services  and 
infrastructure  are  already  in  place  Designing  mixed  use  communities  and  reducing 
sprawl, so that residents can live, work and play within their own neighborhoods. 

Land Use Strategies:  

 1‐C: Incorporate relevant recommendations from neighborhood corridor and area plans 

 1‐H: Encourage development of housing  that meets  the  increasingly diverse needs of 
Denver’s present and future residents 

 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. 

 4‐B: Ensure  that  land use policies and decisions  support  a  variety of mobility  choices 
(per Blue Print Denver land use and transportation vision, referenced below). 

Legacies Strategies:  

 3‐A: Identify areas in which increased density and new uses are desirable and can be 
accommodated. 
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Blueprint Denver  
The Blueprint Denver map shows the subject site as a Mixed Use concept land use area within 
an area of change.   Blueprint Denver defines mixed use areas as having a sizable employment 
base as well as housing, with uses that are within walking distance of one another. 

 

Blueprint Denver Future Land Use 
 

 
 

Street Classifications 
Blueprint Denver classifies Zuni Street as a Residential Collector, and 27th Ave, 28th Ave and 
Wyandot  Street  as undesignated –  local  streets.     A Residential Collector  Street provides 
greater balance between mobility and  land access within residential, commercial or mixed 
use  areas.    Residential  streets  serve  to  balance  transportation  choices with  land  access 
while  providing  mobility.    Collectors  are  designed  to  emphasize  walking,  biking  over 
mobility.   
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Highland Neighborhood Plan (1986) 
Provides guidance for patterns of land use, urban design, circulation and services which 
encourage and contribute to the economic, social, and physical health of the neighborhood.  
 
Sub‐Area 5 Character Area (p. 37‐38) 

 Mixed use residential, office and retail. 

 Goals: Maintain as a mixed use area  

 Improve as a major gateway into the Highland Area 
 
Suggested Bulk Plane (p. 76) 

 Height– same as allowed in B‐4 and R‐3 zoning regulations. 

 Density – F.A.R. of 2:1 
 
Sub‐Area 8 Character Area (p. 41) 

 Mixed use residential, office and retail. 
 

Suggested Bulk Plane (p. 76) 

 Height– 60 ft with sensitivity to views north of 29th Ave. 

 Note: 60 ft is a height typical for a 5 story building 
 

 

 

 

2. Uniformity of District Regulations and Restrictions 
The proposed C‐MX‐5 and C‐MX‐8 zone districts 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 primarily through implementation of the City’s adopted land use plans. 
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4. Justifying Circumstance 
The application identifies several changed or changing conditions as the Justifying 
Circumstance under DZC Section 12.4.10.14.A.2, “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.”   
 
This site is located at the intersection of Zuni and 27th Ave / Speer Boulevard – a gateway to 
the Highland neighborhood where mixed use infill and redevelopment are occurring on 
nearby sites.  The proposed C‐MX‐5 zoning will replace a former Chapter 59 PUD that limits 
the use of the property to its current use, form and parking arrangement.  C‐MX‐5 zoning 
supports land use goals and in adopted plans, and provides for implementation of 
pedestrian friendly, walkable development, fitting for the vision of mixed use development 
for this area.   
 
 
5. Consistency with Neighborhood Context Description, Zone District 

Purpose and Intent Statements 
According to the zone district intent stated in the Denver Zoning Code, the C‐MX‐5 district 
applies to areas or intersections served primarily by collector or arterial streets where a 
building scale of 1 to 5 stories is desired (DZC Section 7.2.2.2).  The site’s primary frontage is 
along Zuni Street, a residential collector street with a vision for an enhanced gateway to the 
Highland Neighborhood with mixed residential, office and commercial uses.  The 
intersection of Zuni and 27th Ave also connects to Speer Boulevard, a mixed use arterial.  
These street classifications, building heights and mixed land uses in this area are consistent 
with the zone district purpose and intent statements. 
 

 
Staff Recommendation  
Based on the analysis set forth above, CPD staff finds that the application for rezoning the 
property located at 2728 Zuni Street & 2751 Wyandot Street to a C‐MX‐5 district, meets the 
requisite review criteria.  Accordingly, staff recommends approval of this application. 
 

Planning Board Recommendation  
Denver Planning Board heard this application on August 6th 2014, and unanimously 
recommended approval of the application.   
 

Attachments 
1. Letter of Support 

 Highland United Neighbors, Inc.  
2. Application 
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Highland United Neighbors, Inc. 
P.O. Box 11235, Denver, Colorado 80211 

 

PLANNING AND COMMUNITY DEVELOPMENT COMMITTEE 
Authorized by the Board of Directors to represent HUNI in all zoning and planning matters. 

 

 
 

 

July 19, 2014 

 

 

 

City and County of Denver 

Planning Services 

Denver Community Planning and Development 

201 West Colfax Avenue 

Department 205 

Denver, CO 80202 

 

 

Re: Proposed Rezoning 

 2728 Zuni Street 

 

To Whom It May Concern: 

 

The Planning and Community Development (PCD) Committee of Highland United 

Neighbors, Inc. (HUNI), met with the Applicant on June 10, 2014 and July 8, 2014, to 

review the proposed rezoning from PUD to C-MX-5. The PCD Committee is authorized 

by the HUNI Board of Directors to represent HUNI in all zoning and planning matters. 

Membership in HUNI is open to all residents and businesses in the Highland 

Neighborhood, which is bounded by West 38th Avenue, Federal Boulevard, Speer 

Boulevard, and Interstate 25. There are approximately 300 paying members of HUNI, 

and the bi-monthly newsletter has a mailing list of over 3000 households and businesses. 

Notices of meetings with detailed agendas reach an email list of nearly 1000 members. 

 

The committee heard from adjacent neighbors, both residential and commercial. After 

reviewing the plans and considering the comments from neighbors the committee voted 

unanimously to support the rezoning request. We believe the new zoning will be 

consistent with the adjacent sites along Zuni and 27th Avenue. The increased parking will 

support the increased floor area. We do note the concerns of neighbors regarding parking 

and traffic in this area. We also note the acknowledgement of many of them that the 

future traffic and parking problems everyone is concerned about will come primarily 

from developments other than this one. 

 

 

 



 

2 

 

Thank you for this opportunity to review this zoning amendment application and to offer 

our comments.  

 

 

Sincerely, 

 

HIGHLAND UNITED NEIGHBORS, INC. 

 

 
Timothy C. Boers, AIA 

Chair, Planning and Community Development Committee 

 

 

Cc: Applicant 

 HUNI Board President 

 Committee Members 

 Councilwoman Judy Montero 
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2728 Zuni St. Denver CO 80211 

REVIEW CRITERIA

1. Consistency with Adopted plans:

Blue Print Denver shows the subject property and surrounding area as an area of change.  The future land use 

recommendation is Mixed Use, with Zuni classified as a Residential – Collector Street and 28th Avenue as a Local 
Street. 

The Highlands neighborhood plan encourages mixed use residential, office and retail with the goal of maintaining a 
mixed use area and gateway into the Highland area along Zuni Street, or Sub-Area 5 (pgs 37 – 38).  Revitalization of 

Zuni Street as a main thoroughfare and gateway into Highland should be coordinated, and remain as mixed use 

(Economic Development Section, pg 21). Mixed use development is also encouraged between 27th Ave and 29th Ave 
from Vallejo Street to the alley between Zuni and Wyandot Streets (Sub-Area 8).  The suggested maximum height for 
Sub-Area 8 is 60 ft, which is tall enough to support 5-story development (pg 41). 

2. Justifying Circumstance:

 The land or its surroundings has changed or is changing to such a degree that rezoning it is in the public interest to 
encourage a redevelopment of the area to recognize the changed character of the area: 

Surrounding properties were rezoned to C-MX-5 and C-MX-3 as part of the comprehensive rezoning process in 2010, 
and new development is occurring on some of these sites. This reflects the current market demand in the highlands 
neighborhood that has matured significantly since PUD 437 was approved in 1997.  This location is ripe for additional 
investment to provide for the urban lifestyle near downtown Denver in the Highlands neighborhood.  Another sign of 

change are restaurants in the Highlands district that generate better revenue per sq. foot than most eateries in core 

downtown.  The addition of the Hampton Inn in 1997 helped to improve the gateway entry to the Highlands area prior 
to this trend of neighborhood reinvestment.  A high quality business attracts other high quality businesses and that 
combined with its location and the mix of people has helped to establish the Highlands as an area of high demand in 
Denver. 

3. Consistency with the description of the applicable neighborhood:

1) The general character of this site and its surroundings are mixed uses with low to moderate building heights.

2) Buildings relate to the street with a block and access pattern that encourages safe, active and pedestrian-scaled
areas. 

3) The building height requested of five floors is consistent with the adopted plans, which call for moderate to high
buildings that are consistent with the surrounding urban character. 

These defining characteristics are consistent with the urban center neighborhood context.  Finally, I believe that a 
stronger presence of a well respected brand like Hampton Inn & Suites will reflect very positively on the overall 
neighborhood character.   
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2728 Zuni Legal Description: 
 
 
 
ALL OF LOTS I THRU 6 INCLUSIVE AND THE NORTH ONE‐HALF OF LOT 7 AND LOTS 26 THRU 28 
INCLUSIVE, BLOCK 2 RE‐5UBDIVISION OF BLOCKS 2, 3, 4, AND 5, CASEMENT'S ADDITION TO DENVER, 
STATE OF COLORADO. 
 



2014I-00039 Page 8 of 9 June 18, 2014



2014I-00039 Page 9 of 9 June 18, 2014




