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DATE:  April 28th, 2022  
RE: Official Zoning Map Amendment Application #2021I-00232   

Staff Report and Recommendation 
Based on the criteria for review in the Denver Zoning Code, Staff recommends the Land Use, 
Transportation, and Infrastructure Committee move the application forward for full consideration. 
 

Request for Rezoning 
Address: 1895 N. Quebec Street & 1800 N. Oneida Street (and other 

associated addresses on identified parcels) 
Neighborhood/Council District: South Park Hill Neighborhood / Council District 8 
RNOs: Greater Park Hill Community, Inc., Central Park United 

Neighbors, Opportunity Corridor Coalition of United Residents, 
Denver for ALL, East Colfax Neighborhood Association, Master 
Community Association, District 8 Neighborhood Coalition, Inc., 
Inter-Neighborhood Cooperation (INC) 

Area of Property:   730,678 square feet or 16.76 acres 
Current Zoning:    CMP-EI, UO-3 
Proposed Zoning:   CMP-EI, w/ waivers 
Property Owner(s):   DEP LLC. 
Owner Representative:   Will Wagenlander, David Evans and Associates 
 

Summary of Rezoning Request 
• The subject site is in the South Park Hill statistical neighborhood 
• In 2021, the approximately 25-acre Johnson and Wales University campus was sold to the Urban 

Land Conservancy, Denver Public Schools, and the Denver Housing Authority. The former 
campus includes 13 buildings and a variety of open space. Demolition is not proposed for any of 
the existing structures but rather these buildings will be adaptively reused for a mix of 
educational, residential, and other purposes 

• The proposed rezoning includes only the east (13.47 acres) and south (3.29 acres) parcels of the 
former campus 

• The proposed zone district is CMP-EI w/ waivers. The CMP-EI Zone District is intended to be 
applied to institutions and campuses of larger areas and scale, where additional flexibility is 
desired to accommodate master planned campus elements such as flexible placement of 
buildings, internal pedestrian walkways and connections, indoor and outdoor recreational 
facilities, open plazas, and green spaces.  

• The applicant is proposing maintain the existing CMP-EI district with the addition of a waiver to 
allow for the Food Preparation and Sales, Commercial use in the Denver Zoning Code which will 
allow local small business to use the existing industrial kitchens to produce a range of food 
items. The programming will also allow The Kitchen Network, which is an anticipated tenant on 
the site, to provide workforce development and training in culinary arts and business 
management. This use is currently not allowed in the existing CMP-EI Zone District. 

http://www.denvergov.org/CPD
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Existing Context  
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The subject site is comprised of 16.76 acres on the former 25-acre Johnson and Wales University 
campus in northeast Denver. The eastern and southern parcels of the former campus make up this map 
amendment request. The subject site is generally defined by Montview Boulevard to the north, North 
Quebec Street to the east, East 17th Street to the south, and North Pontiac Street to the west. The 
subject site includes 13 educational buildings, and a variety of open space.  
 
The Denver School of the Arts is located across Montview Boulevard to the north, and both Ashley 
Elementary School and the Odyssey School of Denver are located less than ½ mile to the east and 
northwest, respectively. William H. McNichols Park is located ¼ mile to the east and Fred Thomas Park is 
located approximately ½ mile to the northeast. The subject site is also located three blocks to the north 
of local business along East Colfax Avenue. Finally, the site is served by a bike lane along Montview 
Boulevard and transit service provided by the Regional Transportation Service along North Quebec 
Street (RTD Route 73). 
 

 
 

Existing 
Zoning Existing Land Use Existing Building Form/Scale Existing Block, Lot, 

Street Pattern 

Site CMP-EI, 
UO-3 Public/Quasi-Public 

Multiple institutional buildings 
with varying heights and large 
setbacks. Parking lots and open 
space throughout 

Generally regular grid 
of streets; North 
Pontiac Street and 
East 19th Avenue 



Rezoning Application #2021I-00232 
1895 N. Quebec Street and 1800 N. Oneida Street 
April 28th, 2022 
Page 4 
 

 
 

Existing 
Zoning Existing Land Use Existing Building Form/Scale Existing Block, Lot, 

Street Pattern 

North E-SU-DX, 
UO-3 Public/Quasi-Public 

Denver Public Schools, 1-2 
stories in height, large setbacks 
with surface parking 

interrupted by Former 
Johnson and Wales 
University campus   
 
Block sizes and shapes 
are consistent and 
rectangular to the east 
and south   
 
Vehicle parking 
generally to the side or 
rear of buildings (alley 
access)  
 

South E-SU-DX  Single-Unit 
Residential 

Single-Unit residential buildings, 
1-2 stories with moderate 
setbacks with a mix of curb cuts 
and garage entrances off alley 

East E-SU-DX Single-Unit 
Residential 

Single-Unit residential buildings, 
1-2 stories with moderate 
setbacks with curb cuts and 
garage entrances off alley 

West CMP-EI, 
UO-3 Public/Quasi-Public 

Multiple institutional buildings 
with varying heights and large 
setbacks. Parking lots and open 
space throughout 

 
1. Large Development Review (LDR) 

 
This rezoning application was reviewed by the Development Review Committee to see if the 
proposal would subject to the Large Development Plan (LDR) process outlined in Section 12.4.12 
of the Denver Zoning Code and require the creation of a Large Development Framework. After 
review, it was determined that the project would be subject to LDR review because the unique 
programming and size of the property warrant a coordinated master framework process to 
guide the future redevelopment. The subject area is not part of General Development Plan or 
other approved regulatory plan that already establishes a coordinated master framework 
process. Additionally, the redevelopment, open space, housing, and infrastructure issues on the 
subject property cannot be adequately addressed through other regulatory processes, such as 
site development plan review. As a result, the applicants are working with Community Planning 
and Development Staff to outline project requirements and the entitlement process as it 
pertains to housing, open space, and infrastructure. 
 
Urban Land Conservancy’s affiliate entity, DEP, LLC sold Presidents and Founders Halls to 
Archway Communities on December 21st, 2021. Archway Communities also has a purchase 
option for Johnson and Wales Halls and intends to close on the acquisition of those buildings by 
the end of 2022. DEP, LLC., retains ownership of the underlying land and will lease to Archway 
Communities for a period of 99 years to ensure permanent affordability of the housing units. 
DEP has also leased the Culinary Arts Building and Vail Hall to Kitchen Network to provide public 
access to commercial cooking and baking equipment, food storage, business development 
resources, and related services. In the longer term, Kitchen Network requires authorization for a 
commissary kitchen use, which is not currently permitted within the CMP-EI zone district and 
requires a rezoning to allow for the Food Preparation and Sales, Commercial use. 
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2. Historic District or Structures 
 
The former Johnson and Wales University campus is home to several iconic buildings which 
honor the history of the campus. Once such building, Treat Hall (aka Centennial Hall), was fully 
rehabilitated by Johnson and Wales University and is now protected by a façade easement held 
by Historic Denver. Originally this building was a dormitory, dining hall and contained 
classrooms for the entire college. It is Richardson Romanesque in architectural style. 
 

3. Existing Zoning  
 

 
 

The current CMP-EI, UO-3 Zone District is intended to be applied to institutions and campuses of 
larger areas and scale, where additional flexibility is desired to accommodate master planned 
campus elements, such as flexible placement of buildings, internal pedestrian walkways and 
connections, indoor and outdoor recreational facilities, open plazas, and green spaces. The CMP-EI 
Zone District allows for a maximum building height of 150 feet (maximum of 75 feet within 175 feet 
of a protected district), a minimum primary street setback of 10 feet, and upper story setbacks 
above 40 feet and when adjacent to a protected district. These regulations allow for the campus use 
to transition to neighborhoods with primarily single-unit and two-unit uses. This district allows for a 
variety of educational, residential, and office uses. For additional details of the current zone district, 
please see Article 9 of the Denver Zoning Code. 
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Additionally, the Historic Structure Use Overlay (UO-3) applies to the subject site. The intent of this 
use overlay district is to encourage preservation, protection, adaptive use, and enhancement of 
historic structures. The overlay also allows for some commercial uses including art studios and bed 
and breakfast lodging, with limitations. The Historic Structure Use Overlay may only be established 
in conjunction with an underlying Residential Zone District; therefore, it is not part of the applicant’s 
rezoning request because the requested zone district is a Mixed-Use Zone District. For additional 
details of this use overlay, please see Article 9 of the Denver Zoning Code. 
 
4. Existing Land Use Map  

 

 
 

5. Existing Building Form and Scale 
 
All images are from Google Street View. 
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Subject site, facing north from 17th Avenue 
 

 
Subject site, facing west from South Quebec Street  
 

 
North of the subject site, facing North from Montview Boulevard 
 

 
East of the subject site, facing east from South Quebec Street 
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South of subject site, facing south from 17th Avenue 
 

 
West of subject site, facing east from North Oneida Street 
 
Proposed Zoning 
 
The requested CMP-EI Zone District is found in the Special Districts context. The CMP-EI Zone District is 
intended to be applied to institutions and campuses of larger areas and scale, where additional flexibility 
is desired to accommodate master planned campus elements, such as flexible placement of buildings, 
internal pedestrian walkways and connections, indoor and outdoor recreational facilities, open plazas, 
and green spaces. The district is established to allow for flexible placement of buildings, and unified 
treatment of signs, open space, landscaping, and other site elements while providing compatible 
transitions between the campus and adjacent neighborhoods (DZC, Section 9.2.4.1). This transition is 
achieved through a maximum building height of 75 feet when within 125 feet of a protected district, a 
minimum primary street setback of 10 feet, and upper story setbacks above 40 feet and when adjacent 
to a protected district. Permitted uses within the CMP-EI Zone District include group living, community 
center, day care center, eating and drinking establishments, and several other residential, educational, 
and office uses. Additional details of the CMP-EI zone district can be found in article 9 of the Denver 
Zoning Code. 
 
The applicant is proposing a waiver to the underlying CMP-EI zoning to allow for the Food Preparation 
and Sales, Commercial use in the Denver Zoning Code which will allow local small business to use the 
existing industrial kitchens to produce a range of food items. The programming will also allow the 
Kitchen Network to provide workforce development and training in culinary arts and business 
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management. While the existing kitchens are allowed in the CMP-EI Zone District as an accessory to the 
education use, the commissary kitchen use (or use by an outside business) is not currently allowed.  
 
Section 12.4.10.6 of the Denver Zoning Code enables official map amendment applicants to request a 
waiver of certain rights or obligations under the proposed zone district. This application includes a 
request for one waiver, as outlined below. Staff finds that this waiver request is consistent with several 
general Land Use & Built Form and Quality-of-Life Recommendations in Blueprint Denver, as well as the 
East Area Plan as explained later in the staff report. Additionally, this waiver request is consistent with 
Community Planning and Development’s policy of using waivers as a bridge to future text amendments 
to the Denver Zoning Code. The waiver is as follows: 
 

1. Waive the “NP” (Not Permitted Use) zoning allowance and review procedure for the Food 
Preparation and Sales, Commercial use in the Industrial Services use category in District Specific 
Standards in the Denver Zoning Code Section 9.2.8.5, and instead shall be “L-ZP” (Permitted Use 
with Limitations subject to Zoning Permit Review). The intent of the waiver is to allow the Food 
Preparation and Sales, Commerical primary zoning use, subject to applicable use limitations and 
zoning permit review. 

 
The primary building forms allowed in the existing zone district and the proposed zone district are 
summarized here:  
 

Design Standards CMP-EI, UO-3  CMP-EI w/waiver 
Primary Building Forms Allowed General General 
Height in Feet (max) 150’ 150’ 
Height within 125’ of Protected District (max) 75’ 75’ 
Primary Street Setbacks (min) 10’ 10’ 
Side Interior, Adjacent to Protected District 10’ 10’ 
Upper Story Setback Above 27’, Adjacent to Protected District 25’ 25’ 
Food Preparation and Sales, Commercial Use NP L-ZP 

 
Denver Zoning Code Section 9.2.8.5 District Specific Standards 
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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: Approved – No Comments 
 
Asset Management: Approved – No Comments 
 
Denver Public Schools: Approved – No Response 
 
Department of Public Health and Environment: Approved – No Comments 
 
Denver Parks and Recreation: Approved – No Comments 
 
Public Works – R.O.W.- City Surveyor: Approved – No Comments 
 
Development Services – Project Coordination: Approved – See Comments Below 

1. A Zone Lot Amendment (ZLAM) has been requested by staff to separate the Denver Public Schools 
portion of the campus into a separate zone lot. At this time, the formal ZLAM application has not 
been received and the Denver Public Schools portion of the campus is a current owner of the 
property under rezoning consideration. Approval of the ZLAM is needed before Zoning and 
Building permits can be issued for the Denver Housing and Archway residential projects proposed 
for the buildings to the north and south of the proposed commissary kitchen.  

2. A separate zoning use permit application will be needed to approve the commissary kitchen uses 
if the rezoning is approved.  

3. Operations of food trucks (for purposes of selling food as a retail operation) require separate 
permits.  

4. Using the north portion of the Culinary arts building for food truck loading creates a potential 
adverse impact to the proposed residential uses in both Johnson and Wales Halls due to the 
narrow one-way drive lane and limited turn around loading space.  Loading from the south end 
of Vail Hall provides better turning movements for food trucks on site and into the public right-
of-way and is less impactful to the proposed residential uses.  

 
Development Services - Fire Protection: Approved – No Comments 
 
Development Services – Transportation: Approved – No Comments 
 
Development Services- Wastewater: Approved – No Response 
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Public Review Process 

 Date 

CPD informational notice of receipt of the rezoning 
application to all affected members of City Council, 

registered neighborhood organizations, and property 
owners: 

2/8/2022 

Property legally posted for a period of 15 days and CPD 
written notice of the Planning Board public hearing 

sent to all affected members of City Council, registered 
neighborhood organizations, and property owners: 

4/5/2022 

Planning Board public hearing: 4/20/2022 

CPD written notice of the Land Use, Transportation and 
Infrastructure Committee meeting sent to all affected 
members of City Council and registered neighborhood 

organizations, at least ten working days before the 
meeting: 

4/18/2022 

Land Use, Transportation, and Infrastructure 
Committee of the City Council: 

5/3/2022 

Property legally posted for a period of 21 days and CPD 
notice of the City Council public hearing sent to all 
affected members of City Council and registered 

neighborhood organizations (tentative): 

5/31/2022 

City Council Public Hearing (tentative): 6/20/2022 
 

• Registered Neighborhood Organizations (RNOs): To date, staff has received no comment letters 
from Registered Neighborhood Organizations. 
 

• Other Public Comment: To date, staff has received no other public comment letters. 
 
Criteria for Review / Staff Evaluation 
 
The criteria for review of this rezoning application are found in DZC, Sections 12.4.10.7 and 12.4.10.8, as 
follows: 
 

DZC Section 12.4.10.7 
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 12.4.10.8 
1. Justifying Circumstances 
2. Consistency with Neighborhood Context Description, Zone District Purpose, and Intent 

Statements 
 
1. Consistency with Adopted Plans 
 
The following adopted plans apply to this property: 

• Denver Comprehensive Plan 2040 
• Blueprint Denver (2019) 
• East Area Plan (2019) 

 
Denver Comprehensive Plan 2040 
The proposed rezoning is consistent with many of the adopted Denver Comprehensive Plan 2040 
strategies, which are organized by vision element.  
 
The application notes that the proposed rezoning will allow for the creation of commissary kitchens 
which will be available for a diverse range of users and small businesses. Improving access to this type of 
flexible and in-demand facility will allow both startup and established food-oriented businesses the 
space to grow, learn, and provide culturally relevant food for east Denver and other communities. The 
rezoning is, therefore, consistent with the following strategies in the Equitable, Affordable, and 
Inclusive vision element:      

• Equitable, Affordable and Inclusive Goal 1, Strategy C – Improve equitable access to resources 
that improve quality of life, including cultural and natural amenities, health care, education, 
parks, recreation, nutritious food, and the arts (p. 28).  

• Equitable, Affordable and Inclusive Goal 9, Strategy C – Promote and encourage use of the 
Denver Public Library system, community centers, schools and other resources that provide 
opportunities for life-long learning (p. 30). 

 
The application states that the addition of the Food Preparation and Sales, Commercial use to the CMP-
EI Zone District will provide a more complete neighborhood that provides additional services along with 
a healthy diversity of employment opportunities. Additionally, this proposed rezoning only introduces an 
additional use to the former Johnson and Wales University campus and will not require demolition to 
any of the existing structures on the former campus. The adaptive reuse of these culinary buildings will 
allow the campus character to continue well into the future. Finally, the anticipated addition of new 
employees, educational uses, incubation spaces, and community-serving food and beverage services will 
contribute to the community’s mix of employment and commercial services, leading to a more 
economically stronger and resilient neighborhood.  The rezoning is, therefore, consistent with the 
following strategies in the Strong and Authentic vision element:      

• Strong and Authentic Neighborhoods Goal 1, Strategy B – Ensure neighborhoods offer a mix of 
housing types and services for a diverse population (p. 34).  

• Strong and Authentic Neighborhoods Goal 3, Strategy E – Support the stewardship and reuse of 
existing buildings, including city properties (p. 34). 

• Strong and Authentic Neighborhoods Goal 4, Strategy A – Grow and support neighborhood-
serving businesses (p. 34).  
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According to the application, The Kitchen Network was specifically created to develop, support, and 
assist in the creation of food-oriented businesses. The introduction of the Food Preparation and Sales, 
Commerical use will provide small businesses the necessary space and equipment required for long-
term longevity by significantly reducing the high-overhead costs often associated with staring a new 
food-oriented business. This type of commissary kitchen use is in short supply in Denver and the 
addition of this type of space will help fill a market gap and diversify east Denver’s economy. Finally, the 
application notes that one of the guiding principles of The Kitchen Network is learning and job training 
for youth and young adults interested in starting their career in the food industry. The introduction of 
this use to the CMP-EI Zone District will allow professionals from The Kitchen Network to share best 
practices to support, teach, and grow Denver’s future entrepreneurs and vibrant food economy. The 
rezoning is, therefore, consistent with the following strategies in the Economically Diverse and Vibrant 
vision element:      

• Economically Diverse and Vibrant Goal 1, Strategy A – Improve economic mobility through 
workforce training, career development, quality education and wealth creation. (p. 46) 

• Economically Diverse and Vibrant Goal 2, Strategy B – Facilitate the growth of a diverse business 
sector that serves as the foundation for a global, innovative economy (p. 46) 

• Economically Diverse and Vibrant Goal 3, Strategy A – Promote small, locally-owned business 
and restaurants that reflect the unique character of Denver (p. 46) 

• Economically Diverse and Vibrant Goal 3, Strategy C – Address the needs of culturally relevant 
businesses that are most vulnerable to involuntary displacement (p. 46) 

• Economically Diverse and Vibrant Goal 6, Strategy A – Create partnerships between employers 
and educators to directly connect students to entrepreneurs and business leaders. (p. 47) 

• Economically Diverse and Vibrant Goal 10, Strategy C – Spur innovation and entrepreneurship 
across food and agricultural industries. (p. 48) 

 
The proposed waiver will maintain current CMP-EI zoning code standards on the subject site, ensuring 
quality development that is appropriate for the neighborhood and adjacent to transit services. 
Additionally, the introduction of the Food Preparation and Sales, Commercial use will contribute to a 
more complete food system that provides small and emerging food businesses with a place to grow. It is 
anticipated that this will promote economically resilient businesses that provide a diversity of food 
items and services for the community. Finally, as previously stated, The Kitchen Network will be 
adaptively reusing existing buildings, kitchens, and equipment in these new culinary facilities. The 
introduction of this use through the proposed waiver will not require additional land or buildings which 
will help to facilitate adaptive reuse and infill development where infrastructure and buildings are 
already in place. The rezoning is, therefore, consistent with the following strategies in the 
Environmentally Resilient vision element:      

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

• Environmentally Resilient Goal 8, Strategy B – Encourage mixed-use communities where 
residents can live, work, and play in their own neighborhoods (p. 54). 

• Environmentally Resilient Goal 10, Strategy B – Expand and preserve regional food system assets 
and infrastructure (p. 54). 
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According to the application, the introduction of the Food Preparation and Sales, Commercial use will 
allow a wide range of businesses and users equitable access to the commissary kitchens. Many of these 
businesses are operated by owners from diverse backgrounds and the commissary kitchens are an 
important resource for these food entrepreneurs. It is anticipated that The Kitchen Network’s east 
Denver location will provide these users with the resources and space needed to successful create 
culturally diverse food options. The rezoning is, therefore, consistent with the following strategies in the 
Healthy and Active vision element:      

• Healthy and Active Goal 3, Strategy B – Expand community food production and sharing (p.58). 
 
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 subject site as “Campus” within the “Special District” neighborhood context and provides guidance 
from the future growth strategy for the city.  
 
Blueprint Denver Future Neighborhood Context  
 

 
 
The subject property is shown on the context map as the Special Districts neighborhood context. The 
Special Districts neighborhood context is described as “areas that serve a specific purpose, usually highly 
specific based on uses, such as education, industry or healthcare” (p. 137). Campus buildings vary 
greatly in size and form and multi-story, single-use and mixed-use buildings are typical. 
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The CMP-EI Zone District is intended to be applied to institutions and campuses of larger areas and 
scale, where additional flexibility is desired to accommodate master planned campus elements, such as 
flexible placement of buildings, internal pedestrian walkways and connections, indoor and outdoor 
recreational facilities, open plazas, and green spaces.  
 
The proposed rezoning is appropriate and consistent with the Special District context plan direction as it 
will allow for the adaptive reuse of existing buildings and introduce a new community-serving and 
educational use in a campus setting. Although the former Johnson and Wales Campus will no longer 
serve one designed purpose, the adaptive reuse of existing buildings with the expanded use allowance 
of Food Preparation and Sales, Commercial use will help maintain and further promote for the vision for 
a unique campus feel. Existing building forms vary in height and intensity and respond to the 
surrounding community. CMP-EI includes form standards that limit height adjacent to protected 
districts, ensuring an appropriate transition to the adjacent single-unit context.  
 
Blueprint Denver Future Places  
 

 
 
The Future Places map shows the subject property as part of a Campus area within the Districts context. 
Blueprint Denver describes these areas as having a “primary purpose such as education or medical 
services. These environments often provide retail, restaurants, offices and residential uses to support 
the primary use and serve the surrounding neighborhoods” (p. 291). When adjacent to lower intensity 
development, campuses should transition gradually to respect the surrounding neighborhood.  
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The CMP-EI Zone District will continue to serve as a transition to neighboring single-unit and two-unit 
uses within the neighborhood. Furthermore, the introduction of this new use to the CMP-EI Zone 
District will allow professionals from The Kitchen Network to share best practices to support, teach, and 
grow Denver’s future entrepreneurs and vibrant food economy. Concurrent with proposed office use 
and affordable housing on the subject site, it is anticipated that the addition of new employees, 
educational uses, incubation spaces, and community-serving food and beverage services that will result 
from this rezoning will contribute to the community’s mix of employment and commercial services. The 
proposed rezoning to CMP-EI w/ waivers is appropriate and consistent with the Campus plan direction 
and will provide community access to educational, residential, and restaurant services. 
 
Street Types 
 
Blueprint Denver street types work in concert with the future place to evaluate the appropriateness of 
the intensity of the adjacent development (p. 67). The subject site is generally bounded by Montview 
Boulevard to the north (Residential Collector), Quebec Street to the east (Residential Arterial), and East 
17th Avenue to the south (Residential Arterial).  Residential Collector streets collect movement from 
local streets and convey it to the arterial streets. Residential Arterial streets “are designed for the 
highest amount of through movement and the lowest degree of property access” (p. 154). These streets 
contain primarily residential uses, but may also include schools, civic uses, parks, small retail nodes and 
other similar uses. 
 
The proposed CMP-EI Zone District is designed to transition between more intense campus districts and 
adjacent residential districts, and because it enables both residential and quasi-public uses, the 
proposed CMP-EI Zone District is consistent with this plan direction for this location and is appropriate 
along the existing Residential Collector and Residential Arterial Street.  
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Growth Strategy 
 

 
 
Blueprint Denver’s growth strategy map is a version of the future places map, showing the aspiration for 
distributing future growth in Denver (p. 51). The subject property is located within the “Districts” growth 
area, these areas are anticipated to see around 5% of new housing growth and 15% of new employment 
growth by 2040 (p. 51).  
 
The proposed map amendment to CMP-EI w/ waivers is consistent with the Districts growth area in that 
it will allow a broad range of educational, residential and job opportunities. The application further 
notes that the optimal location of this use provides multimodal access and a variety of transportation 
choices to future users, customers, and employees.  
 
Other Applicable Blueprint Denver Policy Recommendations and Strategies 
Redevelopment of Institutional Sites 
Blueprint Denver provides strategies to implement zoning code revisions to facilitate the compatible 
redevelopment of institutional sites within neighborhoods. Land Use and Built Form: General Policy 6, 
Strategy B says,  

“Consider changes to the zoning code that would allow greater land use flexibility for these types 
of sites that vacate, such as appropriately scaled higher-density housing or limited neighborhood 
services. This approach could require adaptive reuse of existing structures in exchange for 
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greater land use flexibility or requirements for providing community improvements such as 
affordable housing, open space or community-serving spaces” (p.75).  

 
Additionally, Strategy D says, “Study potential revisions to the campus zone districts to better reflect the 
intent of these districts to apply to true, actively functioning campuses” (p.75). 
 
The application notes that the departure of the Johnson and Wales University has created the 
opportunity to reimagine a “new campus” that combines the former site’s singular focus on education 
with new community-serving affordable housing, employment, education, and retail uses. The addition 
of the Food Preparation and Sales, Commercial use to the CMP-EI Zone District furthers these strategies 
by contributing to a truly mixed-use campus that envisions to be community-centered rather than 
inwardly focused. The addition of commissary kitchens will help to reactivate the former campus and is 
responsive to the region’s current economic conditions.  
 
Healthy Foods and Active Living 
Blueprint Denver provides strategies to improve access to healthy foods to support community health 
outcomes. Quality-of-Life: General Policy 8, Strategy A says, “Evaluate city regulations to remove 
barriers to community-supported agriculture and to expand access to fresh food and produce” (p. 122).  
 
With the addition of the Food Preparation and Sales, Commercial use to the CMP-EI Zone District, the 
Kitchen Network can bring together food related organizations to provide workforce development and 
training, culinary arts, and business management to east Denver. In addition to providing much needed 
vocational and job training, these commissary kitchens will provide the community with the support and 
training of an organization committed to business incubation and the production and access of healthy 
foods. 
 
Custom Zoning 
Blueprint Denver provides the following direction on how to limit the use of custom zoning including 
waivers: “Limit the use of site-specific, customized zoning tools—such as Planned Unit Developments 
(PUDs) and waivers/conditions—to unique and extraordinary circumstances. The zoning code offers a 
wide variety of zone districts that cover the diverse contexts and places of Denver. Custom zoning tools 
are most effective when a standard zone district does not exist to implement the adopted plans for an 
area” (p. 73).   
 
The waiver to allow for the Food Preparation and Sales, Commercial use will assist in implementing Land 
Use and Quality-of-Life recommendations found in Comprehensive Plan 2040, Blueprint Denver, and the 
East Area Plan. The proposed waiver supports the recommendation to explore code changes that allow 
more flexible uses on vacant institutional sites and other recommendations that support food access 
and small businesses. Furthermore, this request is a unique and extraordinary opportunity to rethink 
and reactivate the former Johnson and Wales University campus without impacting the campus’ existing 
contextual relationship with the surrounding community. Therefore, the use of a standard district with 
waivers is consistent with the recommendations of Blueprint Denver. 
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Equity Concepts 
Blueprint Denver contains three equity concepts to help guide change to benefit everyone. Each equity 
concept has associated measurements that helps inform implementation actions through large 
rezonings along with other implementation actions. This evaluation, also known as an equity analysis, 
identifies gaps related to equity that should be considered and addressed as part of the Large 
Development Review and/or rezoning processes. A more detailed equity analysis will be included in the 
signed Large Development Framework. 
 
Access to Opportunity  
 
The basis for measuring access to opportunity is a composite of the neighborhood equity index 
developed by Denver’s Department of Public Health and Environment, proximity to high-capacity and 
frequent transit, and access to centers and corridors. Access to opportunity helps us to consider if we 
are making progress towards achieving the vision for complete neighborhoods across the city. 
  

 
 
The subject property is in an area with high access to opportunity, specifically for the neighborhood 
equity index measurement (social determinants of health, access to healthcare, childhood obesity and 
life expectancy). The area has a more moderate score when it comes to the built environment measure 
(access to parks and access to fresh food), including a score of zero for access to transit.  
 
The proposed rezoning to CMP-EI w/waivers will introduce the Food Preparation and Sales, Commercial 
use and it is anticipated that this will provide much needed access to commercial cooking and baking 
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equipment, business development resources, and fresh food for the growing residential population in 
the South Park Hill neighborhood. Additionally, by maintaining the CMP-EI base zone district the 
applicant is exploring commitments to preserve public access to existing campus open space areas and 
intends to keep existing campus walkways accessible to the community, thus improving the access to 
parks measurement. Finally, the area is less equitable when it comes to access to transit because the 
area is more than ½ mile from high-capacity and frequent transit. Through both the rezoning and the 
Large Development Review process, the applicant has committed to working with the City of Denver and 
other campus partners to create a walkability analysis to identify additional pedestrian opportunities 
both inside and outside of the campus to improve access to adjacent transit lines. The applicant has also 
committed to providing bicycle parking areas and maintenance areas to improve bikeability to transit 
and high frequency rail service in the area which will help to strengthen the score for this equity 
indicator.   
 
Vulnerability to Involuntary Displacement 
 
The basis for measuring vulnerability to involuntary displacement is the vulnerability to displacement 
index developed by the Denver Economic Development and Opportunity office. This combines data 
from median household income, percentage of people who rent housing, and percent of population 
with less than a college degree. 
 

 
 
The subject site is in an area that has low vulnerability to involuntary displacement. However, in areas 
with low vulnerability to involuntary displacement it is important to maintain affordable housing options 
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so that residents of all income levels can continue to live in these neighborhoods especially when 
adjacent to more vulnerable neighborhoods like the East Colfax Neighborhood across North Quebec 
Street. The existing educational facility on the subject site no longer serves one specific use but no new 
redevelopment is proposed through this rezoning. Nevertheless, the introduction of Food Preparation 
and Sales, Commerical use will allow the applicant to provide food-focused vocational training and 
education for future residents and the surrounding neighborhood. Additionally, an affordable housing 
agreement is being developed concurrent with this rezoning through the Large Development Review 
process. Once formalized, this agreement will ensure the provision of for-rent affordable housing units 
on the subject site. These affordable units will be available to households of diverse income levels, 
dispersed equitably throughout the site, and sized to accommodate a variety of households. The supply 
of these affordable housing options is key to encouraging a complete neighborhood where families and 
households of all types and incomes can choose to live. This voluntary affordable housing commitment 
helps strengthen the application’s consistency with Blueprint Denver. Staff finds that this rezoning 
application will not have a negative impact on this measurement and that no housing or business will be 
displaced as a result of its approval.  
 
Expanding Housing and Jobs Diversity 
 
The housing diversity map combines census tract-level data measuring the percentage of middle-density 
housing (housing with 2-19 units), home size diversity, ownership vs. rental, housing costs and the 
number of income-restricted units. 
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The subject site is in an area that has below-average housing diversity. In fact, the area scores low on all 
the indicators mentioned above. Although the current rezoning application to allow the Food 
Preparation and Sales, Commercial use doesn’t propose residential uses, multi-unit residential is an 
allowed use in the existing and proposed base zone district – CMP-EI. Maintaining this base zone district 
has allowed for the provision of affordable multi-unit housing on the former Johnson and Wales campus 
through a voluntary housing agreement as described above. These units will provide one-to-three-
bedroom income-restricted rental units which will improve all the housing diversity metrics including: 
missing middle housing, diversity of bedroom count per unit, owners to renters, and income restricted 
units. Staff finds that this rezoning application will promote a positive impact on the housing diversity 
metrics in this area. 
 
Expanding Jobs Diversity  
 

 
 
The map above shows the mix of jobs in an area with the dominant industry depicted by color. The 
subject property has a job mix that is dissimilar to the city’s overall mix of job types with a greater 
emphasis on innovation jobs. As a result, there are less-than-average job diversity scores for 
manufacturing and retail jobs in the area.   
 
The applicant is proposing a waiver to allow for the Food Preparation and Sales, Commercial use which 
will allow local small business to use the existing industrial kitchens to produce a range of food items. 
The programming will also allow the Kitchen Network to provide on-site workforce development and 
training in culinary arts and business management creating a more inclusive range of employment 
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options, thus improving the area’s low jobs diversity score. Staff finds that, on balance, this rezoning 
application will have a positive impact on the area’s jobs diversity. 
 
East Area Plan 
The East Area Plan was adopted by Denver City Council in 2020 and contains a framework plan for the 
entire rezoning area. The plan addresses key neighborhood needs like helping local businesses remain 
and thrive, affordable housing, preserving the diversity of East Colfax Avenue as well as neighborhood 
architecture, trees, and open spaces. The plan also includes several general recommendations that 
make it easier and safer to get around east Denver.  
 
In addition to the general plan recommendations, the East Area Plan provides several specific 
recommendations relevant to the former Johnson and Wales University Campus and the South Park Hill 
neighborhood. At the time of adoption, Johnson and Wales University continued to operate at this 
location and the plan noted that the campus played an important role in the South Park Hill community 
as a major employer and educational institution. Continued use as an educational campus is supported 
by the East Area Plan and if a new property owner proposed to change the use from an educational 
campus, more detailed planning and community outreach would be required.  
 
As previously mentioned, the Large Development Review process is applicable to the subject site and 
has introduced a coordinated master framework process to guide the future redevelopment. As 
mentioned previously, the applicant is not anticipating a major redevelopment of the site. Rather, they 
are proposing to adaptively reuse buildings while maintaining the campus environment and buildings. 
The proposed rezoning is consistent with the vision of supporting continued educational uses on the 
site. As part of the LDR process, a community information meeting was held in September of 2020 for 
the South Park Hill community. During the meeting, the applicant demonstrated how the proposed 
rezoning and overall redevelopment carries forward many general recommendations in the East Area 
Plan including: 

• Preservation of campus character, including publicly accessible open space 
• Housing affordability 
• Safe and convenient transportation for a variety of modes 
• Community serving uses and incubator spaces 
• Employment, education, and job training 
• Access to healthy food and public events 
• Adaptive reuse of existing buildings 

 
The proposed rezoning maintains the campus zoning on the site with a waiver that expands access for 
small businesses and promotes healthy food access. Therefore, it is consistent with the vision set forth 
East Area Plan.  
 
East Area Plan Future Context and Future Place Maps  
Consistent with the Blueprint Denver mapping and analysis (detailed earlier in this staff report), the 
subject site is mapped as “Special District” on the Future Context Map in the East Area Plan. The Special 
Districts neighborhood context is described as “areas that serve a specific purpose, usually highly 
specific based on uses, such as education, industry or healthcare”. These areas typically contain large 
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schools, hospitals, large parks, and civic spaces. In the East Area, districts include: Rose Medical Center 
and surrounding medical uses, Johnson & Wales University campus, and Denver School of the Arts. 
 

 
 
Although the former Johnson and Wales Campus will no longer serve only one specifically designed 
purpose, the preservation of existing buildings, maintenance of existing open space, and incorporation 
of affordable housing and the Food Preparation and Sales, Commercial use will help maintain and 
further educational uses and promote for the vision for a unique campus feel. 
 
Consistent with the Blueprint Denver mapping and analysis (detailed earlier in this staff report), the 
subject site is mapped as “Campus” on the Future Context Map in the East Area Plan. The East Area Plan 
notes that these areas are typically dominated by a single, large institutional user where some 
supporting retail and residential uses may occur. 
 

 



Rezoning Application #2021I-00232 
1895 N. Quebec Street and 1800 N. Oneida Street 
April 28th, 2022 
Page 25 
 
The introduction of this new use to the CMP-EI Zone District will allow professionals from The Kitchen 
Network to teach and grow Denver’s future entrepreneurs and vibrant food economy. It is anticipated 
that the addition of new employees, educational uses, incubation spaces, and community-serving food 
and beverage services that will result from this rezoning will contribute to the community’s mix of 
employment and commercial services. The CMP-EI w/ waivers district will also continue to allow 
residential uses as it does today. 
 
Staff finds that the proposed rezoning to CMP-EI w/waivers is consistent with the general 
recommendations in the East Area Plan as well as the specific recommendations for the former Johnson 
and Wales University campus and the Park Hill Neighborhood.  
 

2. Uniformity of District Regulations and Restrictions 
 
The proposed rezoning to CMP-EI w/waivers will result in the uniform application of zone district 
building form, use, and design regulations on this site. 
 

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 the implementation of the City’s adopted plans. In addition to facilitating the 
preservation and reuses of some of the existing structures on the former campus, the application notes 
that the proposed waiver to allow for the Food Preparation and Sales, Commercial use will add new 
employees, educational uses, incubation spaces, and community-serving food and beverage services 
that will contribute to the community’s mix of employment and commercial services. As such, a 
broadened mix of uses and mobility improvements can provide better health outcomes through 
increased physical activity and lessen the need for driving as services and amenities can be accessed 
within walkable and bikeable distances. 
 

4. Justifying Circumstance 
 
The application identifies 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 change may include: b. 
a City adopted plan.”  
 
The application cites the recently adopted East Area Plan and many of the general Land Use and Quality-
of-Life recommendations found in Blueprint Denver as a justifying circumstance for this proposed 
rezoning. This new plan guidance encourages potential revisions to the campus zone districts to better 
reflect needs of the community and documents an increasing demand for affordable housing, open 
space, and new community-serving uses such as the Food Preparation and Sales, Commercial use. 
The proposed rezoning will allow the flexibility to facilitate investment and continued active use while 
preserving the existing buildings on the former campus. The updated plan guidance for this area and the 
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changing conditions justifies the rezoning to allow additional uses and reinvestment in the public 
interest. 
 

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

 
The Campus Context generally consists of midsize to large medical, institutional, educational or 
entertainment sites (DZC Section 9.2.1). The context allows flexible placement of buildings and a unified 
treatment of site elements like signage, landscaping, and open space. The context may have transitional 
areas that taper off in intensity towards adjacent residential neighborhoods, or they may be adjacent to 
more intense development. Buildings may be oriented either to a street, or to an internal courtyard, or 
to an open space area and building massing varies with greater massing generally interior to the site.  In 
this district the General primary building form is the only allowed building form. The Campus Context 
often has high levels of access to the multimodal transit system. 
 
The CMP-EI Zone District is intended to be applied to institutions and campuses of larger areas and 
scale, where additional flexibility is desired to accommodate master planned campus elements, such as 
flexible placement of buildings, internal pedestrian walkways and connections, indoor and outdoor 
recreational facilities, open plazas, and green spaces. (DZC Section 9.2.4.1). 
 
Staff finds that the proposed rezoning to CMP-EI w/waivers is consistent with the Neighborhood Context 
Description and Zone District Purpose and Intent Statements because the proposed rezoning will 
maintain the varying height, building orientation, and publicly accessible open space currently found on 
the subject site. Furthermore, the introduction of the Food Preparation and Sales, Commerical use and 
preservation of open space will allow the former campus to expand community-serving uses and 
preserve the vision for a unique campus feel. 
 
Attachments 

1. Application (including proposed waiver) 
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REZONING REVIEW CRITERIA (ACKNOWLEDGE EACH SECTION) 

General Review Criteria 
DZC Sec. 12.4.10.7.A 

Check box to afrm and 
include sections in the 
review criteria narrative 
attachment 

□ Consistency with Adopted Plans: The proposed ofcial map amendment is consistent with the City’s 
adopted plans, or the proposed rezoning is necessary to provide land for a community need that was 
not anticipated at the time of adoption of the City’s Plan. 

Please provide a review criteria narrative attachment describing how the requested zone district is consistent with the 
policies and recommendations found in each of the adopted plans below. Each plan should have its’ own subsection. 

1. Denver Comprehensive Plan 2040 

In this section of the attachment, describe how the proposed map amendment is consistent with Denver 
Comprehensive Plan 2040’s a) equity goals, b) climate goals, and c) any other applicable goals/strategies. 

2. Blueprint Denver 
In this section of the attachment, describe how the proposed map amendment is consistent with: a) the neighborhood 
context, b) the future place type, c) the growth strategy, d) adjacent street types, e) plan policies and strategies, and f ) 
equity concepts contained in Blueprint Denver. 

3. Neighborhood/ Small Area Plan and Other Plans (List all from pre-application meeting, if applicable): 

General Review Criteria:  
DZC Sec. 12.4.10.7. B & C 

Check boxes to the right 
to afrm and include 
a section in the review 
criteria for Public Health, 
Safety and General 
Welfare narrative attach-
ment. 

□ Uniformity of District Regulations and Restrictions:  The proposed ofcial map amendment results in 
regulations and restrictions that are uniform for each kind of building throughout each district having 
the same classifcation and bearing the same symbol or designation on the ofcial map, but the regula-
tions in one district may difer from those in other districts. 

□ Public Health, Safety and General Welfare:  The proposed ofcial map amendment furthers the public 
health, safety, and general welfare of the City. 

In the review criteria narrative attachment, please provide an additional section describing how the requested rezoning 
furthers the public health, safety and general welfare of the City. 

Review Criteria for Non-
Legislative Rezonings:  

DZC Sec. 12.4.10.8 

For Justifying Circum-
stances, check box and 
include a section in the 
review criteria narrative 
attachment. 

For Neighborhood 
Context, Purpose and 
Intent, check box and 
include a section in the 
review criteria narrative 
attachment. 

Justifying Circumstances - One of the following circumstances exists:

□□□ 
The existing zoning of the land was the result of an error; 
The existing zoning of the land was based on a mistake of fact; 
The existing zoning of the land failed to take into account the constraints of development created by the 
natural characteristics  of the land, including, but not limited to , steep slopes, foodplain, unstable soils, and 

□ inadequate drainage; 
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 change may include: 

a. Changed or changing conditions in a particular area, or in the city generally; or, 

b. A City adopted plan; or 

c. That the City adopted the Denver Zoning Code and the property retained Former Chapter 59 zoning.  

□ It is in the public interest to encourage a departure from the existing zoning through application of supple-
mental zoning regulations that are consistent with the intent and purpose of, and meet the specifc criteria 
stated in, Article 9, Division 9.4 (overlay Zone Districts) of this Code. 

In the review criteria narrative attachment, please provide an additional section describing the selected justifying 
circumstance. If the changing conditions circumstance is selected, describe changes since the site was last zoned. 
Contact your pre-application case manager if you have questions. 

□ The proposed ofcial map amendment is consistent with the description of the applicable neighbor-
hood context, and with the stated purpose and intent of the proposed Zone District. 

In the review criteria narrative attachment, please provide a separate section describing how the rezoning aligns with 
a) the proposed district neighborhood context description,  b) the general purpose statement, and c) the specifc intent 
statement found in the Denver Zoning Code. 
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Waiver for the properties located at 1895 N. Quebec Street & 1800 N. Oneida Street. 

Per Denver Zoning Code Section 12.4.10.6, Waivers of Rights and Obligations and Approval of 
Reasonable Conditions, I, the undersigned applicant for the property under application for the rezoning 
referenced herein, request that the CMP-EI zoning classification of the land described herein include the 
following waiver: 

1. Waive the “NP” (Not Permitted Use) zoning allowance and review procedure for the
Food Preparation and Sales, Commercial use in the Industrial Services use category in
District Specific Standards in the Denver Zoning Code Section 9.2.8.5, and instead shall
be “L-ZP” (Permitted Use with Limitations subject to Zoning Permit Review). The intent
of the waiver is to allow the Food Preparation and Sales, Commerical primary zoning
use, subject to applicable use limitations and zoning permit review.

Agreed to by: 

______________________________ ____________________ 

Property Owner  Date 

(Include property owner name and signature) 

Erin Clark, VP of Master Site Development
Urban Land Conservancy, a Colorado 
nonprofit corporation and sole member of
DEP, LLC, a Colorado Limited Liability 
Company

2/2/2022
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OPERATING AGREEMENT 
 OF 

DEP, LLC 

THIS OPERATING AGREEMENT (this “Agreement”), effective as of the 15th day of       
March, 2021, is made by URBAN LAND CONSERVANCY, a Colorado nonprofit corporation, as 
the sole member (the “Member”) of  DEP, LLC (the “Company”).  

1. The Company 

1.1 Formation.  The Company was formed pursuant to the Colorado Limited 
Liability Company Act (the “Act”).  Articles of Organization (the “Articles”) were filed on 
March 15, 2021 with the Colorado Secretary of State.  The rights and liabilities of the 
Member shall be as provided under the Act, the Articles and this Agreement. 

1.2 Name.  The name of the limited liability company shall be DEP, LLC. 

1.3 Articles of Organization.  The Member has caused articles of organization 
that comply with the requirements of the Act to be properly filed with the Colorado 
Secretary of State.  In the future, the Member shall execute such further documents 
(including amendments to the Articles) and take such further action as shall be 
appropriate or necessary to comply with the requirements of law for the formation and 
operation of a limited liability company in all states and counties where the Company 
elects to carry on its business. 

1.4 Purposes; Business. 

a. Purposes.  The Company is organized, operated and dedicated 
exclusively to promoting the Member’s charitable purposes.  The primary purpose 
and objective of the Company is ownership and management of real estate for 
charitable purposes. 

b. Powers.  In furtherance of the foregoing purposes and objectives (but not 
otherwise) and subject to the restrictions set forth in Section (c) of this Section 1.4, 
the Company shall have and may exercise all of the powers now or hereafter 
conferred upon limited liability companies organized under the laws of Colorado 
and may do everything necessary or convenient for the accomplishment of any of 
the purposes, either alone or in connection with other organizations, entities or 
individuals, and either as principal or agent, subject to such limitations as are or 
may be prescribed by law. 

c. Restrictions on Powers. 

(1) No part of the net earnings of the Company shall inure to the 
benefit of or be distributable to any officer of the Company, or any other 
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individual (except that reasonable compensation may be paid for services 
rendered to or for the benefit of the Company affecting one or more of its 
purposes), and no officer of the Company, or any other individual, shall be 
entitled to share in any distribution of any of the assets on dissolution of the 
Company or otherwise. 

(2) No substantial part of the activities of the Company shall consist of 
carrying on propaganda or otherwise attempting to influence legislation.  The 
Company shall not participate or intervene in (including the publishing or 
distribution of statements) any political campaign on behalf of or in opposition 
to any candidate for public office. 

(3) All activities of the Company shall be consistent with the 
requirements of §501(c)(3) of the Internal Revenue Code of 1986, as 
amended from time to time (the “Code”) and of the Colorado Revised 
Nonprofit Corporation Act, and any successor statute thereto. 

1.5 Principal Place of Business; Registered Office and Agent.  The Company’s 
principal place of business shall be at 1600 Downing Street, Ste 300, Denver, Colorado  
80218, or such other place either within or without Colorado as may be selected from 
time to time by the Member.  The registered office of the Company shall be c/o Kutak 
Rock LLP, 1801 California Street, Ste 3000, Denver, CO 80202-2626 or such other place 
in Colorado as may be selected from time to time by the Member.  The Company’s 
registered agent at such address shall be Kristine Poston. 

2. Capital Contributions 

 2.1 Initial Capital Contributions.  The Member has made an initial capital 
contribution to the Company of all of the Member’s right, title and interest in and to that 
certain Contract to Buy and Sell Real Estate dated February 17, 2021, as amended, by 
and between the Member and Johnson & Wales University. 

2.1 Additional Capital Contributions.  If from time to time in the reasonable 
judgment of the Member, the Company requires additional capital for the operations of 
the Company, the Member may, in its discretion, borrow funds from a third party, loan 
funds to the Company or contribute the additional capital required by the Company. 

2.2 Right to Enforce.  No person shall have the right to enforce any obligation of 
the Member to contribute capital to the Company, and specifically no lender or other third 
party shall have such rights. 

2.3 Return of Capital Contributions.  Capital contributions shall be expended in 
furtherance of the business of the Company.  All costs and expenses of the Company 
shall be paid from its funds.  No interest shall be paid on capital contributions. 
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3. Distributions 

The Company shall make distributions of available cash (not otherwise required for the 
operations of the Company) to the Member at such times and in such amounts as the Member 
shall determine.  The Company’s assets and funds may only be distributed to the Member or in 
furtherance of the Member’s charitable purposes. 

4. Allocation of Profit And Loss 

The profit or loss of the Company shall be determined on an annual basis and for such 
other periods as may be required.  All profit and loss of the Company shall be allocated to the 
Member.  For federal income tax purposes, the Company shall be disregarded as an entity 
separate from the Member and each item of income, gain, loss and deduction of the Company 
shall be taxable to the Member as if the Company were taxable as a division of the Member.  
The classification of the Company as a division of the Member for federal income tax purposes 
shall have no effect on the liability of the Member under a judgment, decree, or order of a court, 
or in any other manner, for a debt, obligation, or liability of the Company. 

5. Management 

5.1 Management Authority. 

a. Except as set forth herein, management of the Company shall be vested 
exclusively in the Member.  The Member shall have the power and authority to 
conduct the business of the Company.  The Member is hereby expressly 
authorized on behalf of the Company to make all decisions with respect to the 
Company’s business and to take all actions necessary to carry out such decisions. 

b. The Member may from time to time appoint and delegate its authority to 
individuals designated as officers of the Company, which officers shall have only 
the power and authority granted to them by the Member.  The Member may also 
from time to time remove any such officer or officers so appointed.  No delegation 
of authority by the Member under this Section 5.1(b) shall relieve the Member of its 
responsibilities.  No one other than an employee or officer of the Member may be 
designated as an officer of the Company. 

c. All documents executed on behalf of the Company need only be signed 
by the Member.  An officer appointed pursuant to Section 5.1(b) may sign those 
documents that relate to the power and authority granted to such officer by the 
Member. 

5.2 Duties.  The Member and any duly appointed officer shall carry out its duties 
in good faith, in a manner it believes to be in the best interests of the Company, and with 
such care as an ordinarily prudent person in a like position would use under similar 
circumstances.  The Member or duly appointed officer who so performs its duties shall 
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not have any liability by reason of being or having been the Member or an officer of the 
Company. 

5.3 Time Devoted to Business.  The Member shall devote such time to the 
business of the Company as the Member, in its discretion, deems necessary for the 
efficient carrying on of the Company’s business. 

5.4 Reliance by Third Parties.  No third party dealing with the Company shall be 
required to ascertain whether the Member or a duly appointed officer of the Company is 
acting in accordance with the provisions of this Agreement.  All third parties may rely on a 
document executed by the Member or a duly appointed officer as binding the Company.  
An officer of the Company acting without authority shall be liable for any damages arising 
out of his unauthorized actions. 

5.5 Insurance.  The Company shall maintain for the protection of the Company 
and its Member such insurance as the Member, in its sole discretion, deems necessary 
for the operations being conducted. 

5.6 Limitation of Liability.  The Member shall not be personally liable for any 
debts or obligations of the Company unless otherwise required by the Act. 

5.7 Exculpation.  The doing of any act or the failure to do any act, the effect of 
which may cause or result in loss or damage to the Company or the Member, if done in 
good faith to promote the best interests of the Company shall not subject the Member or 
any officer to any liability.  The Company shall indemnify, defend and hold harmless the 
Member and any officers as to third parties against and from any personal loss, liability or 
damage incurred as a result of any act or omission of the Member or such officers.  
Notwithstanding the foregoing, no officer shall be so indemnified, defended or held 
harmless for claims based upon such officer’s intentional misconduct or knowing violation 
of the law or any transaction for which such officer received a personal benefit in violation 
or breach of any provision of this Agreement.  Indemnification under this Section 5.7 shall 
be provided only out of and to the extent of the assets of the Company.  In no event shall 
the Company or the Member be liable to a third party as a result of any indemnification. 

 

6. Member 

6.1 Member Qualifications.  Only a nonprofit organization that is tax-exempt 
under the Code may serve as the Member of the Company. 

6.2 Company as a Separate Legal Entity.  The Company will hold itself out to the 
public as a legal entity separate and apart from its Member and any other person, having 
its own assets, liabilities, and operations.  The Company shall not constitute a branch or 
a division of its Member, any of its affiliates, or any other person, and shall not be liable 
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for the debts of its Member, any of its affiliates, or any other person.  In order to ensure 
that the Company maintains its status as a separate legal entity, the Company will: 

a. Segregate its funds, property, and other assets from those of the Member 
and any other person and hold them in its own name, and not commingle them with 
those of the Member or any other person. 

b. Make any investments solely in its own name. 

c. Not form any subsidiaries. 

d. Act solely in its legal name in the conduct of its business, and conduct its 
business so as not to mislead others as to the identity of the entity or assets with 
which they are concerned. 

e. Keep and maintain separate records, books of account, bank accounts 
and financial statements. 

f. Ensure that its capitalization is adequate in light of its business and 
purpose. 

g. Not (a) guarantee, become obligated for, or otherwise hold itself out as 
being liable for, the debts and obligations of the Member or any other person; (b) 
pledge its assets for the benefit of any other person; (c) make loans or advances to 
any person other than in the ordinary course of its business; and (d) acquire 
obligations or securities of the Member. 

h. Not enter into any transaction with the Member, except upon terms and 
conditions that are intrinsically fair and substantially similar to those that would be 
available on an arms length basis with unrelated third parties. 

i. Maintain an arm’s-length relationship with its Member and any affiliates. 

j. Allocate fairly and reasonably any overhead for office space shared with 
the Member. 

k. Take commercially reasonable steps to correct any known 
misunderstanding regarding its separate identity. 

l. File its own tax returns, if applicable, as may be required under applicable 
law. 

m. Pay its liabilities out of its own funds, including the salaries of its own 
employees, if any. 

n. Not engage in any dissolution, liquidation, consolidation, merger or sale of 
assets. 
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6.3 Informal Action.  Any action required or permitted to be taken at a Member 
meeting may be taken without a meeting if the action is evidenced by a written consent 
describing the action taken, signed by the Member.  Action taken under this section is 
effective when the Member has signed the consent, unless the consent specifies a 
different effective date. 

6.4 Meetings.  Member meetings for any purpose or purposes may be called by 
the Member.  The Member shall designate the place of meeting.  If no designation is 
made, the place of meeting shall be the principal office of the Company. 

6.5 Conduct of Meeting.  At each Member meeting, a person appointed by the 
Member shall serve as chairman of the meeting.  The chairman shall preside over and 
conduct the meeting and shall appoint someone in attendance to make accurate minutes 
of the meeting.  Following each meeting, the minutes of the meeting shall be sent to the 
Member. 

7. Accounting and Reporting 

The Company shall maintain complete and accurate books of account.  The Company 
shall provide the Member any information relating to the business of the Company.  During 
ordinary business hours the Member or its authorized representative shall have access to all 
books, records and materials regarding the Company and its activities.  The books of account 
shall be closed promptly after the end of each fiscal year.  After the end of each fiscal year, the 
Company shall prepare such reports as the Member deems necessary to advise the Member 
properly about its investment in the Company. 

8. Dissolution and Termination 

8.1 Term.  The Company shall have perpetual existence and continue until 
dissolved by the written consent of the Member.   

8.2 Statement of Dissolution.  If the Member determines to discontinue the 
Company, the Member or other person selected as liquidator shall cause a Statement of 
Dissolution to be filed with the Colorado Secretary of State in accordance with Colorado 
law. 

8.3 Effect of Statement of Dissolution.  Upon filing the Statement of Dissolution 
with the Colorado Secretary of State, the Company shall cease to carry on its business, 
except insofar as may be necessary for the winding up of its business as set forth in 
Section 8.5 below, in which event the Company is not terminated but continues until the 
winding up of the affairs of the Company is completed.  

8.4 Final Accounting.  In case of the dissolution of the Company, a proper 
accounting shall be made as provided in Section 7 from the date of the last previous 
accounting to the date of dissolution. 
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8.5 Liquidation.  Upon the dissolution of the Company, the Member or some 
other person selected by the Member shall act as liquidator to wind up the Company.  
The liquidator shall have full power and authority to sell, assign and encumber any or all 
of the Company’s assets and to wind up and liquidate the affairs of the Company in an 
orderly and businesslike manner.  All proceeds from liquidation shall be distributed in the 
following order of priority: (i) to the payment of debts and liabilities of the Company and 
the expenses of liquidation; (ii) to the setting up of such reserves as the liquidator may 
reasonably deem necessary for any contingent liabilities of the Company; and (iii) to the 
Member to be used solely and exclusively for the Member’s charitable purposes. 

8.6 Distribution in Kind.  The liquidator, in its sole discretion, may distribute any 
asset in kind to the Member to be used solely and exclusively for the Member’s charitable 
purposes. 

9. General Provisions 

9.1 Entire Agreement.  This Agreement embodies the entire understanding of the 
Member concerning the Company. 

9.2 Amendment.  This Agreement may only be amended with the written consent 
of the Member. 

9.3 Applicable Law.  This Agreement shall be construed in accordance with and 
governed by the laws of the State of Colorado. 

9.4 Pronouns.  References to the Member, including by use of a pronoun, shall 
be deemed to include masculine, feminine, singular, plural, individuals, trusts, 
partnerships, limited liability companies or corporations where applicable. 

9.5 Binding Effect.  This Agreement and all of the terms and provisions hereof 
shall be binding upon the member and its legal representative, successor and assigns. 
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IN WITNESS WHEREOF the Member has executed this Operating Agreement of DEP, 
LLC to be effective as of the date first above written. 

 SOLE MEMBER: 
 
 URBAN LAND CONSERVANCY,  
 a Colorado nonprofit corporation 
 
 
 By: ___________________________________  
       Erin Clark, VP of Master Site Development 
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BOARD APPROVED FINAL October 16th, 2020  

RESOLUTION NO. 3393 
RESOLUTION APPOINTING THE EXECUTIVE DIRECTOR OF THE HOUSING 

AUTHORITY OF THE CITY AND COUNTY OF DENVER 
 

WHEREAS, Ismael Guerrero, former Executive Director notified the Board of 
Commissioners (the “Board”) of the Housing Authority of the City and County of Denver 
(“the Authority”) that his last day with the Authority would be June 11, 2020; and 

 
WHEREAS, soon thereafter the Board announced its intention to begin an executive 
search process to find a new Executive Director for the Authority; and 

 
WHEREAS, the Board Chair appointed a five (5) Commissioner Search Committee to 
lead the search; and 

 
WHEREAS, the Board retained Bridge Partners to provide executive search firm 
services to the Authority; and 

 
WHEREAS, with the assistance of Bridge Partners, the Board conducted a 
comprehensive and inclusive national search to find a new Executive Director for the 
Authority; and 

 
WHEREAS, the Authority received approximately 240 applications from individuals 
seeking to fill the position of Executive Director of the Authority; and 

 
WHEREAS, the Search Committee narrowed the initial group of applicants down to a 
pool of eight (8) of the most qualified candidates for the purpose of conducting initial 
interviews; and 

 
WHEREAS, after conducting the initial interviews, the Search Committee further 
narrowed the pool of remaining candidates down to a list of four (4) candidates; and 

 
WHEREAS, after conducting additional interviews, the Board further narrowed the 
pool of remaining candidates down to a list of two (2) finalists; and 

 
WHEREAS, on September 24, 2020, in accordance with state statute, the Board 
publicly announced that the finalists for the Executive Director’s position were David 
Nisivoccia and Preston Prince; and 

 
WHEREAS, the Board then conducted another round of interviews with the finalists; 
and 

 
WHEREAS, on October 2, 2020, the finalists participated in a virtual question and 
answer forum with the Authority’s employees; and 



BOARD APPROVED FINAL October 16th, 2020  

WHEREAS, on October 5, 2020, the finalists participated in a virtual question and 
answer forum with residents of the Authority; and 

 
WHEREAS, on October 13, 2020, the Board publicly announced that the sole finalist 
for the Executive Director’s position was David Nisivoccia; and 

 
WHEREAS, the Board wishes to express its appreciation to Preston Prince for his very 
capable and impressive participation in this search process. 

 
NOW, THEREFORE, BE IT RESOLVED, that the Board does hereby appoint David 
Nisivoccia as the Executive Director of the Authority, effective on or before January 
18, 2021. 

 
BE IT FURTHER RESOLVED, that the Board hereby authorizes the Search Committee 
to negotiate and the Board Chair to execute an employment agreement with Mr. 
Nisivoccia in accordance with the terms of the offer letter agreed to by the Authority 
and Mr. Nisivoccia dated October 14, 2020. 



Erin Clark, Esq 

Vice President of Master Site Development  

DEP, LLC

c/o Urban Land Conservancy  

1600 Downing Street, Suite 300 

Denver, CO 80218  

Jason Morrison, AICP 

Senior City Planner  

Community Planning and Development 

201 W Colfax  

Denver, CO 80202 

December 23, 2021  

RE: Park Hill Campus Rezoning (Written Authorization of Representative to Act on Behalf of Property 

Owner)  

Dear Mr. Morrison;  

I hereby authorize Will Wagenlander, with David Evans and Associates to act as DEP, LLC ‘s 

representative for the City of Denver’s rezoning processes for the Kitchen Network at Park Hill Campus.  

This authorization is effective December 23, 2021 through December 23, 2022.  If you have questions 

or concerns, please contact me at eclark@urbanlandc.org or via phone at 720‐699‐0317.   

Best regards,  

Erin Clark, Esq.
Vice President of Master Site Development
Urban Land Conservancy (sole member of DEP, LLC)
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Park Hill Campus Rezoning Narratives 

Narrative 1: Introduction and Written Narrative Explaining Reason for Request 

Optional introductory narrative stating why the rezoning request is being made 
 
BuCu West Kitchen LLC will use the existing kitchen, laboratory, classroom, office, and dining spaces 
within the Culinary Arts Building and Vail Hall that were previously used by the Johnson & Wales 
University culinary school and will be East Denver extension of their Westwood facility. Bringing 
together food related organizations to provide workforce development and training in research and 
development, culinary arts, and business management. No physical changes or demolition activities are 
planned for either of the existing buildings. The Kitchen Network requires authorization for commissary 
kitchen use, which is not currently permitted within the CMP-EI zone district. To ensure financial viability 
of Kitchen Network’s operations at this location, approval of the full commissary kitchen (through the 
waving in of Food Preparation and Sales, Commercial use) use must be achieved by June 8, 2022.   

Commissary kitchens will be used to fulfil several needs and gaps in the East Denver community by 
providing:  

• Commissary kitchens for the preparation of food by caterers, food service providers, 
and local food trucks. Providing flexible and in-demand facilities for emerging 
businesses, small businesses, and independent businesses  

• Commissary kitchens will be used to produce a range of food items for sale to non-end 
users including cookies, confectionaries, and other items for sale both in Colorado and 
in other states. These items will be produced by local small businesses using the 
commissaries as their base of operations, uses that would be allowed under the 
requested and future waived-in use of Food Preparation and Sales, Commercial   

• Food trucks will not be stored on site overnight and will primarily use the loading dock 
on the north side of the commissary kitchen buildings to transfer food from kitchen 
facilities to food trucks for distribution at off-site locations in the Denver Metropolitan 
area.  

• Food trucks will not be selling or providing mobile food establishment sales on the Park 
Hill Campus.  The commissary kitchens will only be used by food truck businesses for the 
preparation of food prior to travel to off-site locations where sales will occur.  In some 
instances, food trucks will park in parking lot facilities while food is being prepared. In 
these cases, the food trucks will not be stored overnight.  

• This rezoning application is not requesting mobile on-site sales from food trucks. On-site 
mobile sales from food trucks will only occur on campus for specific events and after 
obtaining the required permits for such events.  

This rezoning request is to wave Food Preparation and Sales, Commercial into the existing CMP-EI 
district and is being specially requested for the East (Urban Land Conservancy) and South (Denver 
Housing Authority) campuses of the Park Hill Campus.  Denver Public Schools owns the Western Campus 
of the Park Hill Campus and is not part of this rezoning request as educational uses for the Denver 
School of the Arts are already permitted within the existing CMP-EI district and will not need the 
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addition of Food Preparation and Sales, Commercial to implement their program. Food Preparation and 
Sales, Commercial will allow the Kitchen Network to provide commissary kitchen uses in their two 
buildings located on the East Campus. Figure 1 illustrates the location of East, West, and South 
Campuses on the larger Park Hill Campus.  

 

Narrative 2: Consistency with Adopted Plans:  

In this section of the attachment, describe how the proposed map amendment is consistent with Denver 
Comprehensive Plan 2040’s a) equity goals, b) climate goals, and c) any other applicable goals/strategies  
 

2040 Comprehensive Plan 

Adopted in 2019, Denver’s Comprehensive Plan 2040 is the guiding document for shaping the City of 
Denver for the next 20 years. The plan outlines six key vision elements. The following outlines specific 
vision elements from the comprehensive plan and how the Park Hill Campus and the Kitchen Network 
will assist the City in achieving them with the addition of Food Preparation and Sales, Commercial to the 
campus’s existing CMP-EI zoning.  

Vision Element 1: Equitable, Affordable, and Inclusive: Denver is an equitable, inclusive 
community with a high quality of life for all residents, regardless of income level, race, ethnicity, 
gender, ability, or age. 

The Kitchen Network will further this vision by: 

 Ensuring all Denver Residents Have Access to Basic Services and Amenities (Goal 
1.1). Commissary kitchens will be made available for a wide range of users and 
businesses and will fill a market need on Denver’s East Side by providing 
startups and established food-oriented businesses with space to grow, learn, 
and succeed for a wide range of users.    

Figure 1 
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 Providing Equitable Access to Quality Education and Lifelong Learning 

Opportunities (Goal 1.9). The inclusion of a vocational and business-incubating 
commissary kitchen uses offers employment and learning opportunities for 
disadvantaged communities and individuals.   

 
Vision Element 2: Denver’s neighborhoods are complete, unique, and reflective of our City’s 
Diverse History.  

The Kitchen Network will further this vision by: 

 Creating a City of Complete Neighborhoods (Goal 2.1).  The addition of 
commissary kitchen uses to the CMP-EI zone district will increase employment 
opportunities for surrounding residents and neighborhoods. Additional 
employment in the area will provide more complete neighborhoods that 
provide a healthy diversity of employment types and opportunities.  
 

 Preserve the Authenticity of Denver’s Neighborhoods (Goal 2.3). The Kitchen 
Network’s commissary kitchen use is an adaptive reuse of existing structures on 
campus. No new buildings or exterior improvements are planned. Adaptive 
reuse of the culinary buildings is in-line with the adaptive re-use of other 
existing residential and educational buildings on campus. Allowing the campus’s 
historic built form to continue well into the future.  

 
 Ensure Every Neighborhood is Economically Strong and Dynamic (Goal 2.4).  The 

addition of new employees, educational uses, incubation spaces, and 
community-serving food and beverage services offered by the Kitchen Network 
will contribute to the neighborhood’s employment and commercial services 
mix, leading to economically stronger and more resilient neighborhoods.  
 

Vision 4: Denver is a global City with a Robust Economy that Reflect the Diversity of Our 
Community  

The Kitchen Network will further this vision by: 

 Ensure Economic Mobility and Improve Access to Opportunity (Goal 4.1).  The 
Kitchen network was specifically created to develop, support, and assist in the 
creation of new food-oriented businesses. Commissary kitchens will allow new 
food-oriented businesses the necessary space and equipment required for their 
long-term longevity.  
 

 Grow a Strong, Diversified Economy (Goal 4.2).  Commissary kitchens are in 
short supply in the Denver metropolitan region. The addition of new 
commissary kitchen uses will fill a market gap and diversify east Denver’s 
economy.  
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 Sustain and Grow Denver’s Local Neighborhood Business (Goal 4.3).  Businesses 

using the Kitchen Networks commissary kitchens will be small and local 
businesses.  The ability to rent kitchen space will significantly reduce the high-
overhead costs often needed to start food-oriented businesses.   

 
 Enable Denver’s Youth to Access Quality Education and Compete in the Global 

Economy (Goal 4.4).  One of the Kitchen Network’s guiding principles is learning 
and job training.  The Kitchen Network offers youth and young adults services 
and programs to those interested in starting their career in the food industry.  

 
 Promote a Vibrant Food Economy and Leverage Denver’s Food Business to 

Accelerate Economic Opportunity (Goal 4.10).  The Kitchen Network and the 
commissary kitchen use provide opportunities for new and existing food 
business to learn and grow.  Professionals from the Kitchen Network have years 
of experience in Denver’s food community and will share best practices to 
support and grow Denver’s new, vibrant, and economically successful food 
economy.    

 
Vision 5: Denver is a Thriving, Sustainable City Connected to Nature and Resilient to Climate 
Change  

The Kitchen Network will further this vision by: 

 

 Promote Diverse and Environmentally Responsible Food Systems (Goal 5.10).  
The Kitchen Network and their commissary kitchen use (allowed by the 
inclusion of Food Preparation and Sales, Commercial in the current CMP-EI 
district) will contribute to a more complete food system that provides small and 
emerging food businesses with a place to start and flourish. Leading to 
economically resilient businesses that provide a diversity of food items and 
services for the larger Denver community  
 

 Clean our Soils, Conserve Land and Grow Responsibly (Goal 5.8).  The Kitchen 
Network will be adaptively re-using existing buildings, kitchens, and equipment 
in their culinary facilities. Adaptive reuse is an important component of 
sustainability. Food Preparation and Sales, Commercial will not require 
additional land, buildings, or major pieces of equipment.  The Kitchen Network 
will be using what is in place already, preserving existing on-campus open 
spaces for the enjoyment of the larger Denver community 

 
 

Vision 6: Denver is a City of Safe, Accessible and Healthy Communities  
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The Kitchen Network will further this vision by: 
 

 Ensuring Access to Affordable, Nutritious, and Culturally Diverse Foods in all 
Neighborhoods (Goal 6.3).  A wide range of businesses and users will use 
commissary kitchens. Many of these businesses are operated by owners from 
minority and/or disadvantaged backgrounds.  Commissary kitchens are an 
important resource for these food entrepreneurs. The Kitchen Network’s East 
Denver location will provide these businesses and their owners with the 
resources and space needed to successfully create culturally diverse food 
options    

Blueprint Denver:  

In this section of the attachment, describe how the proposed map amendment is consistent with a) the 
neighborhood context, b) the future place type, c) the growth strategy, d) adjacent street types, e) plan 
policies and strategies, and f) equity concepts contained in Blueprint Denver.  
 

Context:  

The Park Hill Campus (formally known as Johnson and Wales) was designated in Blueprint Denver as a 
District. Blueprint Denver specifically defines districts as:  

“Districts are places with a specifically designed purpose, such as educational 
campuses or industrial areas. Although they have a strong primary purpose, these 
places can also be mixed-use and offer a diverse range of amenities and 
complementary services to support the district’s primary function.” 

The new iteration of the Park Hill Campus will be similar in form and function to the former Johnson and 
Wales campus. The campus is directly abutted by several East Denver Neighborhoods including South 
Park Hill, Montclair, East Colfax, and is also near Central Park.  Each of these neighborhoods has been 
designated as “Urban Edge” or “Urban.”  Within this land use configuration, and because of the adaptive 
re-use vision for existing buildings and amenities, new iterations of the campus will not have an impact 
on the campus’s existing contextual relationship with these neighborhoods and their residents.  
Specially, the requested waver for Food Preparation and Sales, Commercial will allow the Kitchen 
Network to adaptively reuse the former Universities world-class culinary facilities to create in-demand 
commissary kitchens for use by small businesses and to serve local neighborhoods and the larger 
metropolitan area. No exterior changes, additional density, or other structural changes or additions are 
purposed as part of this rezoning request. Ensuring that the existing built form of the structures remains 
consistent with other campus buildings and congruent with adjoining single-family neighborhoods and 
corresponding built forms.  

Future Place Type:  

Blueprint Denver also designates the Place Type of the Park Hill Campus as a Campus:  
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“Typically dominated by a single, large institutional user. Universities, medical 
centers, and large research facilities are examples. Supporting retail and 
residential uses also occur. Campus buildings vary greatly in size and form, but 
multi-story, single and mixed-use buildings are typical.” 

While the Park Hill Campus will focus on affordable housing it will also continue to serve as an 
educational center. In its past iterations the campus was focused solely on post-secondary education.  In 
this new iteration the Park Hill campus will evolve into an outwardly focused, community centric campus 
that offers the East Denver community educational resources, affordable housing, publicly accessible 
open spaces, retail food and beverage uses, community event spaces, and commissary kitchens for 
vocational training and as spaces for food local businesses to use and grow.  This expanded offering of 
uses (including the requested for Food Preparation and Sales, Commercial) above and beyond the 
campuses original educational use, brings the new Park Hill Campus into direct alignment with Blueprint 
Denver’s designation of the future place / space as a “mixed-use district” that offers “a diverse range of 
amenities and complimentary uses” that will not only serve future on-campus residents, students, and 
business but also adjacent neighborhoods and residents.  The addition of Food Preparation and Sales, 
Commercial will allow the Kitchen Network and its partners to add to the diverse mix of uses on planned 
for the campus and is in alignment with Blueprint Denver’s Future Place Type guidance (providing 
additional supporting retail uses). Food Perpetration and Sales will allow for vocational-focused small-
businesses to adaptively reuse the sites exceptional culinary facilities to assist in growing small business, 
to provide food for campus residents and students, food for the larger metropolitan region, and as a 
food-focused community gathering place for surrounding neighborhoods and residents.  

Growth Strategy 

Growth will be limited by the size and structure of the Kitchen Networks buildings. Interior spaces for 
Food Preparation and Sales, Commercial will remain in the condition they were in when used by Johnson 
and Wales University in the past. No new structures are currently being considered or planned. The 
request for the waved in use of Food Preparation and Sales, Commercial will simply permit the use of 
existing kitchen facilities as commissaries for food-focused uses by small businesses. Commissary 
kitchens (as permitted by Food Preparation and Sales) are in high demand in the Denver region.  The 
growth of mobile food sales, meal delivery, and independent food entrepreneurs has grown 
exponentially during COVID-19.  The addition of Food Preparation Sales, Commercial use will allow the 
Kitchen Network to provide valuable facilities for the Denver Metropolitan region that support small 
businesses, meet increasing demands for home-food delivery, and as a resource for local 
neighborhoods.  

Adjacent Street Types:  

The South and East Campus is adjoined by several residential collectors and arterials:  

• Montview Boulevard (Residential Collector): This important two-lane, east-west street provides 
multimodal connections and incorporates on-street bike lanes. Montview is an important east-
west connection that provides access to the Park Hill Campus from the South Park Hill, Central 
Park, and East Colfax Neighborhoods as well as the City of Aurora. Single family residential 
homes predominate, with a number of schools situated along the corridor including DPS’s 
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School of the Arts, the Odyssey School, Denver School of Science and Technology, and Ashley 
Elementary.  
 

• Quebec Street (Residential Arterial): This regional north/south street provides regional 
connection to the Park Hill Campus.  Quebec street provides an easy and convenient connection 
to I-70 and I-225 at its northern end and provides access to Colfax and future planned BRT 
improvements to the south.  Within the vicinity of the Park Hill Campus, primary uses along the 
Quebec corridor consist of single-family residential homes. Retail uses are found further to the 
north, and a smaller number of retail uses can be found to south where Quebec intersects with 
Colfax.  Future roadway improvements are planned for Quebec Street by the City of Denver.  
 

• 17th Avenue (Residential Arterial): This two-lane, east-west arterial serves as an important 
connection for the South and East Park Hill Campus and provides pedestrian and vehicular 
connections to the Montclair, South Park Hill, and East Colfax neighborhoods.  No bike facilities 
currently exist along 17th, but a protected bike lane is planned in the future.  

Uses and users associated with Food Preparation and Sales, Commercial will access the commissary 
kitchens from either of two roadways; 17th will provide access to the large parking lot directly south of 
the Kitchen Network buildings, while Quebec will allow access to the buildings loading docks. Both 
access points intersect with residential arterials (17th Ave and Quebec St), minimizing impacts to 
surrounding residential neighborhoods and homes.  

Plan Policy and Strategies:  

Blueprint Denver specified a number of policies and strategies applicable to the Park Hill Campus. The 
following text outlines how the addition of Food Preparation and Sales, Commercial will assist the City in 
achieving these overall guiding principles and directives: 

• Districts:  Blueprint Denver has designated the Park Hill Campus as a District. Specifical guidance 
in Blueprint Denver relative to the “districts” states:  

“Most growth is guided to regional centers, community 
centers and corridors, select districts and high and medium-
high intensity residential areas. Other areas of the city are 
still expected to see some growth, however more limited.” 

The addition of Food Preparation and Sales, Commercial will assist in providing additional 
employment within the district by permitting the use of existing industrial kitchens to be 
adaptively reused as commissary kitchens for local food businesses.  Increasing the number of 
employees on campus and within the district. Park Hill Campus’s location along Quebec, near 
Colfax and its future transit amenities, and along Montview is an optimal location of new 
employment uses, providing multimodal access and transportation choice to future users, 
customers, and employees.  

• Changes to the Zoning Code: Blueprint Denver also encourages adaptive reuse of institutional 
sites and buildings: 
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Blueprint Denver Goal: “Implement zone code revisions to facilitate compatible 
redevelopment of institutional sites within neighborhoods” 

Corresponding Strategy: “Consider changes to the zoning code that would allow for 
greater land use flexibility….This approach could require adaptive re-use of existing 
structures in exchange for greater land use flexibility or requirements for providing 
community improvements such as affordable housing, open space or community serving 
spaces.” 

The addition of Food Preparation and Sales, Commercial to the Park Hill campus is directly in-
line with this desired goal and the corresponding strategy.  The Kitchen Network will adaptively 
re-use the existing structures and kitchen facilities without additional buildings, exterior 
improvements, or other outward facing improvements that could otherwise negatively impact 
surrounding neighborhoods, residents, and built forms while also providing needed 
employment, business incubation, and food services uses desired by both the local community 
and the regional market.  

• Re-Use of Large Campus Sites:  Blueprint Denver also established goals and strategies for the 
redevelopment and re-use of large campus sites: 

Blueprint Denver Goal: “Implement zone code revisions to facilitate compatible 
redevelopment of institutional sites within neighborhoods” 

Corresponding Strategy: “Establish a process to plan for the re-use of large campus 
sites…. When those functions leave, often it’s not appropriate to continue that level of 
flexibility, study potential revisions to the campus zone districts to better reflect the 
intent of these districts to apply to true, actively functioning campuses” 

The departure of Johnson and Wales University has created the opportunity to reimagine a new 
Park Hill Campus that combines the former site’s singular focus on education with new 
community serving affordable housing, employment, and retail uses.  The addition of Food 
Preparation and Sales, Commercial to the CMP-EI district furthers Blueprint Denver goals by 
contributing to a truly mixed-use campus that is community centered rather than inwardly 
focused.  The addition commissary kitchens are responsive to the region’s current economic 
conditions, will provide a use that is in high demand, and will be accessible to local residents.    
 

• Use of Large Development Review: Blueprint Denver also established goals and strategies to 
promote coordinated development:  

Blueprint Denver Goal: “Promote coordinated development on large infill sites to 
ensure new development integrates with its surroundings and provides 
appropriate community benefits” 

Corresponding Strategy: “Use large development review, or similar tools, to 
coordinate infrastructure and open space on large infill sites whole minimizing 
and mitigating negative impacts on surrounding communities”   
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The addition of Food Preparation and Sales, Commercial to the CMP-EI district is being 
completed in conjunction with a Large Development Review / Framework process for the entire 
Park Hill Campus. This comprehensive process will ensure that adaptive reuse of existing 
structures on campus are compatible with adjoining zone districts, contexts, and built forms. 
The LDR process will also ensure that existing historic open spaces and community serving uses 
(such as the Kitchen Network) are accessible to nearby neighborhoods and residents. Minimizing 
impacts and providing community serving places and uses is one of the main cornerstones for 
the overall vision for the future Park Hill Campus   
 

• Community Supported Agriculture and Fresh Food Access:  Blueprint Denver also established 
goals and strategies to promote access to healthy food: 
 

Blueprint Denver Goal: “Develop tools to improve access to healthy food to 
support community health outcomes” 
 
Corresponding Strategy: “Evaluate city regulations to remove barriers to 
community-supported agriculture and to expand access to fresh food and 
produce”   

The Kitchen Network, with the addition of Food Preparation and Sales, Commercial use to the 
CMP-EI district, will be able to create a new eastside operation that mirrors the Kitchen 
Network’s existing operations in the Westwood neighborhood. The Kitchen Network will bring 
together food related organizations to provide workforce development and training, research 
and development, culinary arts, and business management to the East Denver community. The 
Kitchen Networks mission states:  

  Our expansive kitchens and unique peer network provide support and 
guidance for our members throughout their endeavor to create successful 
food ventures. Kitchen Network is a nonprofit kitchen incubator 
empowering local food entrepreneurs by providing accessible and inclusive 
commercial kitchens, with support from a network of industry experts. 

In addition to providing important and needed vocational and job training the Kitchen Network’s 
commissary kitchens will provide the larger community, patrons, and business owners with the 
support and training of an organization committed to business incubation and healthy eating. 
Empowering business and encouraging access to healthy foods and industry best practices. As 
part of the larger LDR process the Park Hill Campus is committed to providing community 
gardens in open space areas.  Community gardens would be used by adjoining neighborhoods, 
future residents, and the Kitchen Network for produce production and education.  

• Equity concepts contained in Blueprint Denver: Blueprint Denver identified several equity 
indicators for the area and found that the area has:  
 

o Less access to grocery stores and public transit  
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o Lower than citywide averages for missing middle housing, bedroom counts in homes, mix 
of rented and owned homes, diversity in housing costs, and number of income restricted 
units 

o Lower than citywide averages for retail and manufacturing jobs  

The addition of Food Preparation and Sales, Commercial to existing CMP-EI district will not 
ameliorate all needs. However, the addition of commissary kitchens will assist the City by:  

o Providing retail and manufacturing employment/jobs over above what was previously 
on campus and within the kitchens when operated by Johnson and Wales University. 
Current estimates include:  
 72 jobs as of now within the Kitchen Networks facilities on campus in support of 

13 education nonprofit organizations  
 With the addition of the commissary kitchen use the Kitchen Network will be 

able to support and incubate an additional 300 businesses and 800 jobs  
o Will be part of a jointly planned campus that includes substantial affordable housing 

opportunities that will work in conjunction with the Kitchen Network and other campus 
partners to provide not only housing, but critical supportive uses including job training, 
employment, healthy eating options, and education.   

East Area Plan:  

The East Area plan was recently completed and provides specific guidance, visions, goals, and strategies 
pertinent to the Park Hill Campus.  The following information outlines information and guidance from 
the East Area plan for the Park Hill Campus and how the addition of Food Preparation and Sales, 
Commercial will assist in meeting the goals of this community-driven planning process.   

The East Area Plan identified recommendations for institutional sites within East Denver.  Below are 
specific recommendations from the plan augmented by Park Hill Campus-specific narrative.  

 
o Recommendation L1: Ensure Compatible Development on Institutional Sites within 

Neighborhoods 
 

When new development occurs on larger campuses, including the 
former VA Hospital, Rose Medical Center, National Jewish, and 
Johnson &Wales University campus, new public open space, 
pedestrian connections, and pedestrian-friendly building frontages 
should be encouraged (See Policy E-12 and specific guidance for 
the Johnson & Wales University campus in Policy PH-L2)  
 
Large Development Review should be required for large campus 
redevelopment. 

 
Public access to existing campus open spaces is an important component of the Park Hill 
Campus’s future vision.  Open spaces will remain accessible to the public and will provide 
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multiple bike and pedestrian connections for residents, employees, and customers looking to 
access the Kitchen Networks retail, commissary, and educational uses. The Park Hill campus 
and its partners have recently submitted a formal LDR application. Demonstrating the groups 
commitment to identifying community-supported adaptive re-use strategies that allow the 
campus to become more integrated with surrounding neighborhoods and residents.  
 

o Recommendation L2: Encourage Shared Use and Activation of Institutional and Quasi-public 
Facilities During Off-peak Times  

  
Encourage community use of institutional sites by creating shared 
use agreements. Some examples include:  
 
3) Using dedicated areas on school grounds for community 
gardens 
 
5) Encouraging shared use of rooms for community uses, such as 
book clubs, arts and crafts, presentations, and adult learning 

The Kitchen Network in collaboration with Park Hill Campus partners are committed to adaptive 
re-using the campus’s extensive green space and open space as a place not only for passive 
recreation but also as locations for community-focused gardens and cooperatives to provide 
better access to healthy food for future residents, existing neighborhoods / residents, and the 
Kitchen Network. The Kitchen Networks adaptively reused facilities will be open to the public for 
adult learning and vocational training.  

o Recommendation PH-L2: Ensure New Development on the Johnson & Wales University 
Campus Helps Meet Plan Goals Should It Transition to Another Use Besides an Educational 
Campus.  

The Johnson & Wales University campus plays an important role in 
the South Park Hill community as a major employer and 
educational institution. Continued use as an educational campus is 
supported by this plan. If, in the future, a new property owner 
proposes to change the use from an educational campus, the 
following guidance would apply. 
 
A) Conduct more detailed planning for the site through a master 

planning or small area plan process with diverse, inclusive 
community engagement. 
 

B) New development on the site should help achieve the goals of 
the East Area Plan, including: 1) Affordable housing 2) 
Evaluation and preservation of historic resources 3) Public 
open space 4) Community-serving uses and services 5) 
Pedestrian and bike connectivity through the site 
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C) Large Development Review should be used to coordinate new 

development and infrastructure improvements. 
 

D) New development should be designed to be compatible with 
the neighborhood and transition appropriately to surrounding 
residential areas (See Policy L1). 

 
These specific recommendations for the Park Hill Campus from the East Area Plan provide 
guidance on the desired future for the former Johnson and Wales University Campus.  The 
addition of Food Preparation and Sales, Commercial to the Campus’s existing CMP-EI 
designation will: 
  

 Provide new community-serving food-focused uses and services on the Park Hill 
campus by transitioning previously private industrial kitchens into needed 
commissary kitchens for local food-oriented businesses, small businesses, and 
the larger East Denver community.  The permitted  new use will increase 
employment and the serve as a critical business incubation asset for East 
Denver.  
  

 Adaptatively re-use existing culinary building and facilities, thereby avoiding 
demolition and construction of larger buildings and facilities that are out of sync 
with the built form and context of adjoining residential communities.  Allowing 
for the current built form of the campus to continue while also realizing new 
community-focused uses and services within the campus’s existing built from.   

 
 Adaptative reuse of the campus by the Urban Land Conservancy has included 

substantial community outreach and has engaging in processes required by the 
City and processes conducted independently by the Urban Land Conservancy 
and its partners.  Park Hill Campus partners are committed to continual 
engagement of residents and neighborhoods to chart the future of the Park Hill 
Campus so that it transitions into an even better community asset.  

 
 Because the Park Hill campus is being adaptively re-used, existing open spaces 

(both historic and general), existing pedestrian and bike paths, and historic 
structures will remain in place.  Allowing for multimodal access to the Kitchen 
Network’s facilities while preserving the campus’s historic built form and its 
compatibility with surrounding neighborhoods.  

Narrative 3: Public Health, Safety, and General Welfare:  

In the review criteria narrative attachment, please provide an additional section describing how the 
requested rezoning furthers the public health, safety, and general welfare of the City.  
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The addition of Food Preparation and Sales, Commercial to the existing CMP-EI zoning district furthers 
the public health, safety, and general welfare of the City in multiple ways:  
 

• Commissary Kitchens will create regularly inspected kitchens for use by local businesses. Best 
industry practices will be always used, and all applicable health regulations will be met, creating 
flexible and professional food production facilities where food safety and public health is a 
primary focus.  
 

• The ability of food business to rent professional quality kitchens will allow businesses reap the 
rewards of economies of scale, the safe handling and storage of food products, and will provide 
access to professional guidance and collaboration.  Resulting in economically strong business 
ready to contribute to the general economic welfare of the City, citizens, and their businesses. 
 

• Public health, safety and welfare is further improved by the rezoning as it will assist in 
implementing the goals, initiatives, and strategies of relevant City-Wide and neighborhood- 
specific plans and processes. Including, Denver Comprehensive Plan 2040, Blueprint Denver, and 
the East Area Neighborhood Planning Initiative.   
 

Narrative 4: Justifying Circumstances 

In the review criteria narrative attachment, please provide an additional section describing the selected 
justifying circumstance. If the changing conditions circumstance is selected, describe changes since the 
site was last zoned. Contact your pre-application case manager if you have questions.  

 
The addition of Food Preparation and Sales, Commercial to the Park Hill Campus’s existing CMP-EI zone 
district is the result of several factors and circumstances and it is in the public’s interest to encourage a 
departure/edit from/to the existing zoning due to a change in conditions.  Factors and circumstances 
include:  
 

• The past CMP-EI zoning designation was specific to the educational uses offered by 
Johnson and Wales University. When the campus was sold to the Urban Land 
Conservancy and its partners this former designation did not fully match the vision and 
uses for the campus’s future. While many future uses are allowed under the CMP-EI 
zone district, commissary kitchens were not. As such, Food Perpetration and Sales, 
Commercial was specifically identified as an additional use that would allow for the 
Kitchen Network to offer a full suite of services to its tenants and to allow for existing 
culinary facilities to be adaptively reused to their full potential for the benefit of the 
community. 
 

• A commissary kitchen is needed to take full advantage of the adaptive reuse potential 
of the former Johnson and Wales Campus’s culinary facilities. Vocational training will 
still be a cornerstone of the Kitchen Networks services. However, the addition of 
commissary uses will allow the Kitchen Network to make the state-of-the-art culinary 
facility available to small local businesses. This new use provides small businesses with 
the ability to minimize overhead cost, making them more financially viable and 
ensures the facility receives the level of investment necessary to maintain the 

February 7, 2022  
 

$5,550 PD CC



                                                                            
  

14 
 

equipment and building. This economically viable approach provides affordable 
culinary education, makes efficient use of equipment, supports the local economy, and 
subsidizes other community serving uses.  

 
• A commissary kitchen allows for multiple food options to serve the local campus 

partners. Few schools have an opportunity to afford on site prepared nutritious and 
fresh meals for their students, however, the Park Hill campus brings together 
partnerships that are symbiotic. For example, Work Options a nonprofit focused on 
workforce development can provide meals for the neighboring St. Elizabeth School 
and its students. As a commissary these options can grow to allow for more made-on-
site choices for future campus residents, students, and employees.    
 

• A change to the current CMP-EI zoning district allows for the previous inwardly 
focused culinary buildings and services to be available to the larger Denver 
community. Allowing the future Park Hill campus to assist Denver in achieving the 
visions and goals of overarching plans including Denver Comprehensive Plan 2040, 
Blueprint Denver, and the East Area Plan  

 
 

Narrative 5: Neighborhood Context (email from Jason)  

In the review criteria narrative attachment, please provide a separate section describing how the 
rezoning aligns with a) the proposed district neighborhood context description, b) the general-
purpose statement, and c) the specific intent statement found in the Denver Zoning Code.  
 
Food Preparation and Sales, Commercial aligns with the existing CMP / CMP-EI zoning district in 
several ways. The following section illustrates how the propose rezoning aligns with the CMP / 
CMP-EI Zone District’s context description, general purpose statement, and the specific intent 
statements found in the Denver Zoning Code.  
 
a) How does Food Preparation and Sales, Commercial align with the CMP context description?  

 
The addition of Food Preparation and Sales, Commercial augments and aligns with the 
context of the CMP-EI’s district as no new buildings are planned. Commissary Kitchens will 
be using existing culinary facilities, buildings that were previously integrated into the 
campus when it was operated as a university and used as a purely educational facility. These 
one- and two-story structures fit within the context of the educational campus, and the only 
changes proposed are associated with the specific commissary kitchen use within these 
existing culinary buildings.  
 
The buildings are accessible from the campus’s internal pedestrian network, parking lots, as 
well as from Quebec street. The two-story configuration of the culinary buildings matches 
the built form of single-family residences found on the east side of Quebec Street. Vehicular 
connections will be provided in a shared condition and will utilize the existing surface 
parking lot south of the structures and the loading docks on the north side of the structures. 
Bike and pedestrian access will be facilitated by the internal campus network and by 
sidewalks and bike facilities found adjacent to the site in the public right of way.        
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b) How does Food Preparation and Sales, Commercial align with the CMP-EI’s general purpose / 

intent statement?  
 
Food Preparation and Sales, Commercial aligns with the CMP-EI’s general purposed and 
intent statements because it will:  
 

• Augment the campuses existing and future educational and residential uses by 
providing food-service and vocational training opportunities. Commissary Kitchens 
will be used not only to provide opportunity for local small businesses but to impart 
food-industry best practices when used. The CMP-EI zoning district was created to 
allow for educational uses and “associated programming.” The addition of Food 
Preparation and Sales, Commercial can be considered associated programing in 
support of new residential and educational uses planned for the Park Hill campus.   
 

• Provide educational and vocational training opportunities for future residents and 
adjoining communities by adaptively re-using the campuses former culinary 
buildings. Culinary buildings were constructed within a campus context (CMP-EI) 
and are tied to the campus’s unified urban design aesthetic which emphasizes 
internal greenspaces, pedestrian networks, and which incorporate compatible 
transitions to adjoining residential neighborhoods.   

 
• The former Johnson and Wales University was a vocationally focused institute of 

higher learning. The vocational curriculum of the University required the addition of 
substantial culinary facilities. In its new iteration, these culinary facilities will be 
turned from inward facing student uses into outwardly focused amenities for the 
larger community. While this change in use (with the addition of Food Preparation 
and Sales, Commercial) is different than the previous use, it preserves the physical 
character and placement of the buildings in their campus form. Ensuring that the 
new use Food Preparation and Sales, Commercial fits within the larger campus 
context of which it is a part of.  
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