






James B. Borgel 
Partner 
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October 28, 2020 
 

Community Planning & Development 
City and County of Denver 
Attn: Libbie Adams, AICP, Associate City Planner 
201 W. Colfax Avenue, Dept. 205 
Denver, CO 80202 

 
RE: Carvana - Zone Map Amendment (Rezoning) Application 

4700 E. Evans Avenue 
 

Dear Libbie, 
 

This project narrative is provided to serve as supporting documentation for the attached Zone 
Map Amendment (Rezoning) Application filed by Carvana, LLC as an authorized representative 
of Greenbox IV LLC, for property located at 4700 E. Evans Avenue (the “Property”). Carvana 
intends to seek approval of a rezone from the current Industrial Mixed-Use (I-MX-3) to Suburban 
Mixed-Use (S-MX-8A) and concurrent Site Development Plan approval to construct a Carvana 
Vending Machine / Fulfillment Center on the Property. 

 

Request for Rezoning Summary 
 

Address: 4700 E. Evans Avenue 

RNOs: East Evans Business Association; Virginia Village / Ellis Community 
Association; Southside Unified; University Hills North Community 

Site Area: ~1.54 Acres 

Current Zoning: I-MX-3 

Proposed Zoning: S-MX-8A 

Property Owner: Greenbox IV, LLC, a Colorado limited liability company 

Owner Representative/Applicant: Carvana, LLC 

Council District: No. 4 (Kendra Black) 

Neighborhood: Goldsmith 

Site Description 
 

The Property is located adjacent to the I-25 freeway at the southeast corner of the off-ramp and 
E. Evans Avenue. The Property is currently vacant with perimeter fencing, paved parking, and a 
sign that served the Rockies Inn hotel, which was recently demolished. 

 

The Property is bounded by land owned by the Colorado Department of Transportation (I-25) to 
the west, E. Evans Avenue to the north, S. Dahlia Street and two commercial buildings to the 
east, and a surface parking lot to the south. The Property currently has two driveway access 
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points; one from E. Evans Avenue (a Mixed-Use Arterial), and one onto S. Dahlia Street (a Local 
Street). Redevelopment of the site would retain and improve both access points. 

 

 

Aerial View 
 

The Property is located in the Goldsmith Neighborhood and lies on the western edge of the 
Suburban Neighborhood Context. The Colorado Station transit station lies approximately 1,200 
feet to the west, across the I-25. 

 

Zoning Map 
 

The Property is currently zoned Industrial Mixed-Use (I-MX-3), which limits building height to 3 
stories. 
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Existing Building Form and Scale 
 

The existing structures in the vicinity of the Property are single- and two-story commercial 
buildings, with several vacant parcels available for redevelopment. Surrounding zoning districts 
permit a variety of building heights up to 8 stories. 

 
 Existing 

Zoning 
Existing Land Use Existing Building 

Form/Scale 

Existing Block, Lot, 

Street Pattern 

Site I-MX-3 Vacant N/A Generally regular grid 
of streets. Fronting E. 

Evans Ave. on the 
north, I-25 on the 

west, and S. Dahlia 
Street to the east. 

 
Block sizes and 

shapes are generally 
consistent and 

rectangular. 

North PUD 166 Commercial Retail 
(Donut / Paint / Auto 

Trim) 

Single-Story 

South I-MX-3 Paved Surface Parking N/A 

East I-MX-3 Tavern and Language 
School 

Single-Story 

Two-Story 

West 

Northwest 

C-MX-8 Worship Center 

Office Building 

Single-Story 

Two-Story 

 
 

 

Existing Land Use Map 
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Colorado Station General Development Plan (GDP) 
 

The Property lies near the eastern edge of the Colorado Station GDP. Under the Denver Zoning 
Code, “City Council may approve an official map amendment (rezoning) application for property 
located within an approved LDF (Large Development Framework) or GDP area, taking into 
consideration the approved LDF or GDP” (DZC Section 12.4.12.15.B). Although the Property is 
not located within the boundary of the Colorado Station GDP, the proposed S-MX-8A zone district 
is consistent with the GDP intent to allow more intense commercial uses and to offer a horizontal 
and vertical mix of uses. Development of the Property by Carvana consistent with the proposed 
rezoning will also complement the goals of the Colorado Station GDP to offer new retail and 
commercial uses within the area and to contribute to greater transit ridership at the Colorado 
Station. 

 

The “GDP is a framework plan only and does not specifically allocate building height, mix of uses 
or density.” Overall, the proposed map amendment is consistent with the general framework 
outlined in the Colorado Station GDP. 

 

Proposed Zoning 
 

This request is to rezone the Property from Industrial Mixed-Use (I-MX-3) to Suburban Mixed-Use 
(S-MX-8A). Approval of this rezone request will allow the Property to accommodate a Carvana 
Vending Machine / Fulfillment Center (75 feet). 

 

Carvana 8-Tier Vending Machine / Fulfillment Center 
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Proposal 
 

Carvana proposes to remove the existing site improvements (left from demolition of the former 
Rockies Inn), and construct an 8-tier Carvana Vending Machine / Fulfillment Center. Please refer 
to the attached Carvana Cover Letter that provides information on the operations and functions 
of a Carvana VM/FC. 

 

Carvana has been conducting entitlement due diligence on this Property, including a Rezoning 
Pre-Application Meeting, which was held on July 13, 2020. Additionally, Carvana has submitted 
for Concept Plan review and will be pursuing a Site Development Permit and Building Permit 
concurrently, approval of which will be contingent upon a Rezoning Approval. 

 

Carvana has also commissioned numerous reports specific to this project in support of the 
proposal, which are attached, and include the following: 

 

• Sales Tax Revenue: A Fiscal Impact & Revenue Analysis has been prepared for the 
proposed project. (Ref. attached report prepared by Applied Economics, dated July 2020.) 

 

• Light/Glare: A Light Reflectivity Analysis has been prepared by the General Contractor, 
ARCO Murray. (Ref. attached mem dated April 14, 2020.) 

 

• Noise: A Site Noise & Vibration Study has been prepared by Censeo AV Acoustics. (Ref. 
attached study dated November 2, 2019.) 

 

• Environmental Assessment: A Phase I ESA Report has been prepared and concluded 
that there are no recognizable environmental concerns associated with the subject 
property. (Ref. attached report prepared by Partner Engineering.) 

 

• Traffic Impact: A Trip Generation Memo has been prepared by Kittelson. (Ref. attached 
memo dated August 11, 2020.) 

 

Public Outreach 
 

City Council: On July 1, 2020, representatives of Carvana held a Zoom Meeting with 
Councilmember Black to introduce the proposal. A Rezoning Pre-Application Zoom Meeting was 
then held with staff on July 13, 2020. Carvana reached out to Councilmember Black again 
following the Pre-App to inform her of Carvana’s intention to proceed with a proposed rezone, but 
with a lower building height than originally contemplated. 

 

Registered Neighborhood Organizations: An introduction to Carvana presentation was emailed 
to the RNO’s on August 13, 2020. At the time of this Application, no responses have been 
received. 

 

Criteria for Review 
 

DZC Section 12.4.10.7 
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1. Consistency with Adopted Plans 

2. Uniformity of District Regulations and Restrictions 

3. Public Health, Safety and General Welfare 

DZC Section 12.4.10.8 

1. Justifying Circumstances 

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

 

Consistency with Adopted Plans 
 

The following adopted plans currently apply to this property: 
 

• Denver Comprehensive Plan 2040 
 

• Blueprint Denver (2019) 
 

• Housing An Inclusive Denver 
 

The proposed Zone Map Amendment (Rezoning) will serve to spur redevelopment in this area, 
and is consistent with the City’s vision for this neighborhood. In addition to the Blueprint Denver, 
approval of this proposal will also satisfy various goals of the Denver Comprehensive Plan 2040. 

 

Denver Comprehensive Plan 2040 
 

The proposed rezoning is consistent with the goals and strategies of the adopted Denver 
Comprehensive Plan 2040. 

 

• Equitable, Affordable, and Inclusive Goal 1: Ensure all Denver residents have 
safe, convenient and affordable access to basic services and a variety of 
amenities (pg. 28). 

 

Approval of this rezoning request will allow for a true mixed-use neighborhood at an intersection 
of an interstate highway and a major arterial. Further, the change in zoning will facilitate 
redevelopment of a blighted property in a prominent location of the City. 

 

• Environmentally Resilient Goal 8, Strategy A – Promote infill development 
where infrastructure and services are already in place (p. 54). 

 

The requested map amendment will enable mixed-use development at an infill location where 
infrastructure is already in place and will encourage transit ridership due the Property’s location 
near the Colorado Station. The requested S-MX-8A zone district broadens the variety of uses and 
architectural building type allowing residents to live, work and play in an area served by transit. 
Therefore the rezoning is consistent with Denver Comprehensive Plan 2040 recommendations. 

 

 

T 303.295.8000 F 303.295.8261 

555 17th Street, Suite 3200, Denver, CO 80202-3921 

Mail to: P.O. Box 8749, Denver, CO 80201-8749 

 

Alaska 

Colorado 

Idaho 

 

Montana 

Nevada 

New Mexico 

 

Utah 

Washington, D.C. 

Wyoming 

http://www.hollandhart.com/


 
 

Libbie Adams 

August 12, 2020 

Page 7 

www.hollandhart.com 

 

 

 

Blueprint Denver 
 

Blueprint Denver was adopted in 2019 as a supplement to Comprehensive Plan 2040 and 
establishes an integrated framework for the city’s land use and transportation decisions. Blueprint 
Denver identifies the Property as part of a Community Corridor place within the Urban Center 
Neighborhood Context and provides guidance from the future growth strategy for the city. 

 

Future Neighborhood Context Map 
 

In Blueprint Denver, future neighborhood contexts are used to help understand differences in 
things like land use and built form and mobility options at a higher scale, between neighborhoods. 
The neighborhood context map and description help guide appropriate zone districts (p. 66). 

 

The Property is shown on the context map as Suburban. The Suburban Neighborhood Context 
is characterized by low scale buildings except for some mid- and high-rise multi-unit residential 
and commercial structures, particularly along arterial streets. (DZC 3.1.4) 

 

Since the proposed district allows a substantial mix of uses and allowable building forms that 
contribute to street activation, the proposed rezoning to a Suburban Neighborhood Context is 
appropriate and consistent with the plan. 
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Blueprint Denver Future Place Type 
 

 

Future Place Type Map 
 

The Future Places Map shows the subject property along a Community Corridor (E. Evans Place). 
In Blueprint Denver, street types work in concert with the future place to evaluate the 
appropriateness of the intensity of the adjacent development (p. 67). Blueprint Denver classifies 
Evans Ave. as a Mixed-Use Arterial and Dahlia St. as a Local Street. Interstate 25 is 
undesignated, but is an interstate freeway. 

 

The proposed map amendment to S-MX-8A will focus mixed-use growth to a Community Corridor 
which typically provides some mix of office, commercial and residential, and a wide customer 
draw both of local residents from surrounding neighborhoods and from other parts of the city by 
a variety of transportation options (p.196). Access to jobs, housing, and services can improve in 
the mixed-use zone districts, where multiple transit options are available. 

 

Evans Avenue: Mixed-Use Arterial. Blueprint Denver states “Arterial streets are designed for the 
highest amount of through movement and the lowest degree of property access” (p. 154). Mixed 
Use streets are intended for a “varied mix of uses including retail, office, residential, and 
restaurants, typically multi-story, usually with high building coverage with a shallow front setback” 
(p. 159). The proposed Zone Map Amendment (Rezoning) will allow for the goals of the Mixed 
Use Arterial street type to be achieved. 

 

Dahlia Street: Local Street. “Local streets provide the lowest degree of through travel but the 
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highest degree of property access” (p.161). The use and built form characteristics of Local streets 
are described as, “Local streets can vary in their land uses and are found in all neighborhood 
contexts. (p.161) The proposed S-MX-8A district is consistent with these descriptions as Local 
streets provide property access and connections to larger streets, such as Evans Ave. 

 

Housing an Inclusive Denver 
 

Housing an Inclusive Denver is not adopted as a supplement to the Comprehensive Plan, but the 
plan was adopted by City Council. Housing an Inclusive Denver provides guidance and strategies 
to create and preserve strong and opportunity-rich neighborhoods with diverse housing options 
that are accessible and affordable to all Denver residents (p. 6). 

 

Carvana is requesting this rezone to allow for an increase in building height. The proposal is for 
a retail e-commerce fulfillment center for customers to pick up vehicles purchased online. 
Therefore, no residential units are associated with this proposal. 

 

Carvana intends, however, to enter into an Agreement with the City of Denver. In the event that 
residential development is proposed on the Property in the future, the Agreement would require 
a percentage of those residential units to meet the City’s definition of affordable housing. 

 

Uniformity of District Regulations and Restrictions 
 

The proposed rezoning to S-MX-8A will result in the uniform application of zone district building 
form, use and design regulations. 

 

Public Health, Safety and General Welfare 
 

The proposed official map amendment furthers the public health, safety, and general welfare of 
the City through implementation of the city’s adopted land use plan and fostering the creation of 
a walkable, mixed-use area. 

 

Redevelopment of this blighted property would include improvements to the pedestrian way within 
the public right-of-way, including widened landscaping and widened sidewalks. 

 

Justifying Circumstance 
 

The application identifies several changed or changing conditions as the Justifying Circumstance 
under DZC Section 12.4.10.8.A.4, “Since the date of the approval of the existing Zone District, 
there has been a change to such a degree that the proposed rezoning is in the public interest. 
Such a change may include: Changed or changing conditions in a particular area, or in the city 
generally;”. 

 

The area between Warren Ave. and Evans Ave. has seen redevelopment in recent years, which 
is changing the character of the area into a higher-intensity mixed-use area, consistent with the 
proposed S-MX-8A zoning and the Colorado Station GDP. The character of the area is changing 
into a transit-oriented mixed-use corridor, which justifies the rezoning of the property to S-MX-8A 
to serve the public interest. 
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Consistency with Neighborhood Context Description, Zone District Purpose and Intent 
Statements 

 

DZC 7.2.2.1 Mixed Use Districts General Purpose 
 

The proposal complies with the General Purpose of the Suburban Mixed Use District, specifically 
S-MX-8A: 

 

SECTION 3.2.4 MIXED USE DISTRICTS (S-MX-2, -2X, -2A, -3, -3A, -5, -5A, -8, - 
8A, -12, -12A) 
3.2.4.1 General Purpose 
A. The Mixed Use zone districts are intended to promote safe, active, 
pedestrian-scaled, diverse areas and enhance the convenience and ease of 
walking, shopping and public gathering within and around the city’s 
neighborhoods. 
B. The Mixed Use districts are appropriate along corridors, for larger sites and 
at major intersections. 
C. The building form standards of the Mixed Use zone districts balance the 
importance of street presence and provision of adequate parking through build-to 
requirements, Street Level activation and parking lot screening along the right-of- 
way. Standards offer predictable flexibility consistent with the variety of mixed use 
development found in the Suburban Neighborhood Context. 
D. The Mixed Use zone district standards are also intended to ensure new 
development contributes positively to established residential neighborhoods and 
character, and improves the transition between commercial development and 
adjacent residential neighborhoods. 

 

According to the zone district intent stated in the Denver Zoning Code, the S-MX-8A district 
“applies to areas or intersections served primarily by arterial streets where a building scale of 1 
to 8 stories is desired. Design standards provide flexibility in building siting while supporting a 
consistent pattern of buildings placed closer to the street to offer an active street front. Sites are 
limited to the General building form to encourage a more pedestrian-oriented environment.’ 

 

The proposal for an 8-tier Carvana Vending Machine meets the intent of the Suburban Mixed Use 
(S-MX-8A) district. 

 

The subject property is served by Evans Avenue, a Mixed-Use Arterial street. In addition, 
Interstate 25 is immediately west of the site and the Colorado Station transit station is located 
approximately 1,200 feet to the west. The street classifications and desired building heights in 
this area are consistent with the zone district purpose and intent statements. 

 

Thank you for consideration of this proposal. If there are any questions or concerns regarding this 
application, please don’t hesitate to contact me at 720-939-1454 or jbborgel@hollandhart.com, 
or Ms. Jo Ryan, AICP of Carvana at 503-515-7861 or at jo.ryan@carvana.com. 
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Attachments 

1. Application Form 

2. Carvana Cover Letter 

3. Proof of Ownership 

4. Fiscal Impact & Revenue Analysis Report 

5. Light Reflectivity Memo 

6. Noise Study 

7. Trip Generation Memo 

8. Legal Description (Word doc) 

 
 

 
15194721_v3 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
T 303.295.8000 F 303.295.8261 

555 17th Street, Suite 3200, Denver, CO 80202-3921 

Mail to: P.O. Box 8749, Denver, CO 80201-8749 

 
Alaska 

Colorado 

Idaho 

 
Montana 

Nevada 

New Mexico 

 
Utah 

Washington, D.C. 

Wyoming 

Sincerely, 

http://www.hollandhart.com/


8/13/2020 4700 E EVANS AVE | 164265023

https://www.denvergov.org/property/realproperty/summary/164265023 1/2

4700 E EVANS AVE
Owner

Schedule Number

Legal Description

Property Type

Tax District

GREENBOX IV LLC
3000 LAWRENCE ST
DENVER , CO 80205-3422

06302-21-023-000

WARRENS UNIVERSITY HEIGHTS B8 PT L39 TO 42 DAF *

VACANT LAND

DENV

Print Summary

Property Description

Style: OTHER Building Sqr. Foot: 0

Bedrooms: Baths Full/Half: 0/0

Effective Year Built: 0000 Basement/Finish: 0/0

Lot Size: 67,288 Zoned As: I-MX-3

Note:  Valuation zoning may be different from City's new zoning code.

Current Year

Actual Assessed Exempt

Land $1,009,300 $292,700 $0

Improvements $0 $0

Total $1,009,300 $292,700

Prior Year

Actual Assessed Exempt

Land $1,009,300 $292,700 $0

Improvements $0 $0

Total $1,009,300 $292,700
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Real Estates Property Taxes for current tax year

Please click on additional information below to check for any delinquencies on this property/schedule number and for tax sale information.

Additional Information

Assessed Value for the current tax year

Assessed Land $292,700.00 Assessed Improvements $0.00

Exemption $0.00 Total Assessed Value $292,700.00

Installment 1 
(Feb 28 
Feb 29 in Leap Years)

Installment 2 
(Jun 15)

Full Payment 
(Due Apr 30)

Date Paid 2/28/2020 6/15/2020

Original Tax Levy $10,554.18 $10,554.17 $21,108.35

Liens/Fees $0.00 $0.00 $0.00

Interest $0.00 $0.00 $0.00

Paid $10,554.18 $10,554.17 $21,108.35

Due $0.00 $0.00 $0.00

Note:  If "Y" is shown below, there is a special situation pertaining to this parcel. For additional information about this, click on the name to take you to an explanation.

Additional Assessment  N Prior Year Delinquency  N

Additional Owner(s)  N Scheduled to be Paid by Mortgage Company  N

Adjustments  N Sewer/Storm Drainage Liens  N

Local Improvement Assessment  N Tax Lien Sale  N

Maintenance District  N Treasurer's Deed  N

Pending Local Improvement  N

Real estate property taxes paid for prior tax year:   $22,826.55
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Focus Corporation 
3000 Lawrence Street 

Denver, CO 80205 
P 303.296.7550 
F 303.296.7696 

 

 

 

 

August 13, 2020 

 

To whom it may concern, 

 
Greenbox IV LLC, the owner of the property at 4700-4760 East Evans Avenue, hereby authorizes 
Jo M. Ryan, AICP, whose employer is Carvana, to represent the landowner in the rezoning of the 
property. 
 
 
Sincerely, 
 
 
 
 
Bahman Shafa 
Managing Member of Greenbox IV LLC 
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