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TO:  Denver City Council 
FROM: Steven Chester, Senior City Planner 
DATE:  February 3, 2015 
RE: Official Zoning Map Amendment Application #2014I-00062 
 2600 S University Blvd 

 Rezoning from OS-A to G-MU-5 
 
Staff Report and Recommendation 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval for Application 
#2014I-00062 for a rezoning from OS-A to G-MU-5. 
 
Request for Rezoning 
Application:     #2014I-0062 
Address:    2600 S University Blvd 
Neighborhood/Council District: University Park / District 6  
RNOs: University Neighbors, University Park Community Council, 

Denver Neighborhood Association, Inc., Inter-Neighborhood 
Cooperation 

Area of Property:   3,879 square feet 
Current Zoning: OS-A 
Proposed Zoning:   G-MU-5 
Property Owner(s):   V.U.D.U., LLC 
Applicant:    Brad Buchanan, Executive Director, CPD 
 
Summary of Rezoning Request 
 

• The subject property was sold by the City and County of Denver to V.U.D.U. LLC in 2005.  
• The property was incorrectly rezoned to OS-A during the city-wide rezoning effort in 2010, as it 

was no longer city owned and maintained open space, yet was incorrectly listed in the City’s 
open space GIS data, which was used to inform 2010 rezoning process. 

• The most applicable zoning is G-MU-5, the same as the neighboring parcel.  
 
The requested zone district title, G-MU-5, is defined as the General Urban Neighborhood Context – 
Mixed Use that allows buildings up to five (5) stories.  The General Urban Neighborhood Context is 
characterized by multi-unit residential uses in a variety of building forms. Single-unit and two-unit 
residential uses are also found in a mix of residential forms. Low-scale commercial areas are 
embedded within residential areas. Commercial uses occur in a variety of building forms that may 
contain a mixture of uses within the same structure. Residential uses are primarily located along 
local and residential arterial streets. Commercial uses are primarily located along mixed-use arterial 
and main streets but may be located at or between intersections of local streets. Further details of 
the zone districts can be found in Article 5 of the Denver Zoning Code (DZC 5.1). 
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Existing Context  
The property is currently vacant and used for surface parking at the corner S University and E Vassar Ave 
in the University Park neighborhood.  The property has single family houses to the east, open space to 
the south, open space to the west, and multifamily high and low rise to the north.   
 
The following table summarizes the existing context proximate to the subject site:  
 
 
 Existing Zoning Existing Land Use Existing Building 

Form/Scale 
Existing Block, Lot, 
Street Pattern 

Site OS-A Vacant Vacant Typical Denver City 
street grid with alley 
access for this parcel.  North G-MU-5  Multi-family 

residential  3 story buildings 

South OS-A Open Space  Open space 

East E-SU-DX SF residential 1-2 story  buildings 

West OS-A  Open space Open space 

 
1. Existing Land Use Map  
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2. Existing Zoning  
 

 
 

The existing OS-A zoning was adopted by City Council in 2010 as part of the citywide new code effort. 
The OS-A district is intended to protect and preserve public parks owned, operated or leased by the City 
and managed by the City’s Department of Parks and Recreation (“DPR”) for park purposes. This zone 
district is inappropriate for this parcel since it was not owned by the City at the time of the 2010 
rezoning.  

 
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: 
 
Asset Management:   Approve – No comments 
 
Denver Fire Department: Approve – No comments 
 
Development Services – Wastewater Approve – No comments 
 
Public Works – City Surveyor Approve – No comments 
 
Public Works – Transportation:  Approve – No comments 
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Public Works – Floodplain:  Approve Rezoning Only - Will require additional information at Site Plan 
Review 
 
Revised response per email correspondence with Steve Chester.   
 
This approval is for the rezoning only.  It should be noted that due to potential floodplain impacts this 
property may not be able to be developed in a manner consistent with the proposed zoning designation.   
 
Based on City GIS data, it appears that the FEMA floodplain line is inaccurate and should extend into the 
property.  Since the floodplain equals floodway here, if the property is located in the "actual" floodplain 
the use of this property would be severely limited as no new buildings, fill or obstructions are allowed in 
the floodway.  
 
Any proposed development will require a floodplain permit.  The applicant will need to provide detailed 
topographic information to determine whether the property is outside of the floodplain/floodway of 
Harvard Gulch.  Show the FEMA floodplain and floodway boundaries on the survey and project the 
"actual" floodplain line onto the site, based on Base Flood Elevations (BFEs) at the upstream and 
downstream end of the property.  This survey must have a NAVD 1988 benchmark and be certified by a 
Colorado PLS or P.E.  BFE/floodplain data must be certified by a Colorado  P.E. 
 
The applicant should also be aware that there is a new hydrology and hydraulics study underway for 
Harvard Gulch.  Even if the property is located outside of the current "actual" floodplain, if the study 
indicates higher flood elevations than currently published, the ability to develop this property may be 
impaired.   
 
The applicant should educate himself on the City's floodplain ordinance, located in Sec 56-200 through 
56-206 of the D.R.M.C.  Any questions regarding the floodplain and allowable uses can be directed to 
the City's Floodplain Administrator, Jeremy Hamer (jeremy.hamer@denvergov.org, 720.913.0720). 
 
Parks and Recreation:  Approved – Parcel No. 0525322048000 was previously part of a larger parcel 
owned by the City and conveyed to V.U.D.U., LLC in 2005, the deed is recorded No. 2005059082. Due to 
a mistake in facts this parcel was zoned OS-A. Since the City no longer owns this parcel and it is not a 
park, the re-zoning request is approved. 
 
 
Public Review Process 

• CPD staff provided informational notice of receipt of the rezoning application to affected 
members of City Council and registered neighborhood organizations on December 2, 2014.   

• Planning Board notification process 
o The property was been legally posted for a period of 15 days announcing the December 

17, 2014, Denver Planning Board public hearing, and written notification of the hearing 
has been sent to all affected registered neighborhood organizations and City Council 
members. 

• NAP 
o Written notification of the January 7, 2015 meeting of the Neighborhoods and Planning 

Committee was sent to all affected registered neighborhood organizations and City 
Council members on December 23, 2014. 
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• City Council  
o Following NAP committee review, the rezoning application will be referred to the full 

City Council for final action at a public hearing.   
• Other Public Outreach and Input 

o Registered Neighborhood Organizations (RNOs) University Neighbors, University Park 
Community Council, Denver Neighborhood Association, Inc., Inter-Neighborhood 
Cooperation 
 

Criteria for Review / Staff Evaluation 
The criteria for review of this rezoning application are found in DZC Sections 12.4.10.13 and 
12.4.10.14, as follows: 
DZC Section 12.4.10.13 

1. Consistency with Adopted Plans 
2. Uniformity of District Regulations and Restrictions 
3. Public Health, Safety and General Welfare 

DZC Section 12.4.10.14 
1. Justifying Circumstances 
2. Consistency with Neighborhood Context Description, Zone District Purpose and Intent 

Statements 
 

1. Consistency with Adopted Plans 
 

The following adopted plans apply to this property: 
• Denver Comprehensive Plan (2000) 
• Blueprint Denver (2002) 
• University Park Plan (2008) 

 
Denver Comprehensive Plan 2000   
The proposal is consistent with many Denver Comprehensive Plan strategies, including:  

• Environmental Sustainability Strategy 2-F – Conserve land by promoting infill development 
with Denver at sites where services and infrastructure are already in place; designing mixed 
use communities and reducing sprawl so that residents can live, work and play within their 
own neighborhoods. 

• Land Use Strategy 1-B – Ensure that the Citywide Land Use and Transportation Plan 
reinforces the cities character by building on a legacy of high-quality urban design and 
stable, attractive neighborhoods; encouraging preservation of historic buildings, districts and 
landscapes; and maintaining the integrity of the street grid, parks, parkways, and open 
space system. 

• Land Use Objective 2 - Clarify and update Denver’s Zoning Ordinance and related 
ordinances, regulations and procedures to be consistent with the goals and objectives of 
Denver’s Citywide Land Use and Transportation Plan. 
 

The proposed map amendment will enable residential development at an infill location where 
services and infrastructure are already in place.  The G-MU-5 zone district fits the character of the 
neighborhood.  The rezoning is consistent with these plan recommendations. 
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Blueprint Denver 
According to the 2002 Blueprint Denver Plan Map, this site had a concept land use of Open Space.  
At the time Blueprint Denver was completed, this parcel was still owned and maintained by the City. 
Conditions have changed (the sale of the property) and the OS designation is no longer appropriate. 
The site is located in an Area of Stability, and S University Blvd has a future street classification of 
residential arterial, while Vassar Ave is an undesignated local street.  

 
Future Land Use 

  
The Blueprint Denver Future Land Use concept for the site is “Open Space”.  According to 
Blueprint Denver, “Parks and natural open space are public spaces, ranging from our historic 
traditional parks to natural areas along the waterways…that provide a welcome respite from the 
intensity of urban living”. The current zoning is consistent with this land use classification, 
however since the site is no longer and maintained by the City, this land use classification is no 
longer applicable. 
 
Neighboring residential areas are classified as Single Family Residential, including the parcel 
directly adjacent to the subject site. While single family homes are the predominant housing 
type, the plan does not preclude higher density housing being present in these areas, especially 
along Residential Arterial streets.  

 
 

Area of Change / Area of Stability 
The subject site is designated an Area of Stability.  The goal is to maintain the character of these 
areas yet accommodate some new development and redevelopment to prevent stagnation.  The 
proposed zone change to G-MU-5 does not introduce uses that have not already been in place in 
the corridor, and does not increase intensity beyond what is already entitled on the owner’s site 
adjacent to this property. This change affords the owner the opportunity to incorporate the site 
in any future site improvements for the larger property to the north. 

Blueprint Denver  
Future Land Use Map 
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Future Street Classifications 
The site is located at the intersection of Vassar Ave and S University Blvd. S University Blvd has a 
future street classification of residential arterial, while Vassar Ave is an undesignated local 
street.   Residential arterial streets serve longer distance trips than residential local or collector 
streets. As such, maintaining the through capacity should be a higher priority on a residential 
arterial than on a residential local or collector street. Mobility on local residential streets strikes 
a balance between various transportation choices and land access, without sacrificing auto 
mobility. As collectors and local streets, residential streets are designed to emphasize walking, 
bicycling and land access over mobility.  
 
G-MU-5 is a zone district that allows medium density residential uses and is consistent with the 
Blueprint Denver future street classification of S University Ave and Vassar St  
 
 

Small Area Plan:  University Park Neighborhood Plan (2008) 
The University Park Neighborhood Plan was adopted by City Council in 2008, and applies to the 
subject property.  The Plan has individual sections for the various parts of the neighborhood, 
including the Park Face Sub Area, where this property is located.  The Plan identifies the S University 
Corridor as a Main St, with a mix of uses and a scale of between 2-5 stories.  

 
Univeristy Park Neighborhood Plan Recommendations 
 
The following Plan goals are in agreement with the proposed rezoning: 
 
Urban Design & Land Use Goals (p. 60) 

• Goal 1: Development Patterns – Urban Design Districts 
o Establish distinct urban design districts that prescribe the pattern of existing and future 

development, as well as contribute to an evolving sense of place within the University 
Park study area. 

o Goal 1.3 Main Street 
 Typical scale: 2-5 stories (up to 8-10 stories in transit rich activity centers or 

nodes) 
 Create healthy neighborhood edges and encourage dense, compact and transit 

supportive growth 
 
G-MU-5 implements the Small Area Plan in two main areas: 

• Land use – The plan recommends land uses that will enhance the S University Corridor 
within the existing character of the neighborhood. 

• Building Heights – The plan recommends that buildings be between 2-5 stories along this 
Corridor. 

 
2. Uniformity of District Regulations and Restrictions 

 
The proposed rezoning from to G-MU-5 will result in the uniform application of zone district building 
form, use and design regulations. The General Urban neighborhood context is found throughout this 
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part of the University Park neighborhood and is found directly adjacent to the north of the subject 
property.   

 
3. Public Health, Safety and General Welfare 

 
The proposed official map amendment furthers the public health, safety, and general welfare of the 
City.  G-MU-5 is a zone district containing residential uses consistent with the character of the 
corridor.  

 
4. Justifying Circumstance 

 
The application identifies a mistake of fact as the Justifying Circumstance under DZC Section 
12.4.10.8.A.2, “The existing zoning of the land was based on a mistake of fact;” As discussed above, 
data used during the 2010 city-wide rezoning incorrectly identified this parcel as city owned and 
maintained open space, thus the OS-A zoning, however the site was sold by the City in 2005 to the 
current property owner. This is an appropriate justifying circumstance for the proposed rezoning. 

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

Intent Statements 
 

The requested G-MU-5 zone district is within the General Urban Neighborhood Context.  The 
neighborhood context is primarily characterized by multi-unit residential uses in a variety of building 
forms.  (DZC, Division 6.1).  The proposed rezoning to G-MU-5 brings the incorrectly zoned parcel 
into alignment with the surrounding neighborhood context. 

 
 
Staff Recommendation  
Based on the analysis set forth above, CPD staff finds that the application for rezoning the property 
located at 2600 S University Ave to theG-MU-5 zone district meets the requisite review criteria.  
Accordingly, staff recommends approval. 
 
Attachments 

1. Application 
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Per section 12.4.10.8 of the Denver Zoning Code, this rezoning application meets the following criteria: 

 2. The existing zoning of the land was based on a mistake of fact; 

The subject property was sold by the City and County of Denver to V.U.D.U. LLC in 2005. The property 
was incorrectly rezoned to OS-A in the city-wide rezoning in 2010, as it was no longer open space, yet 
was incorrectly listed in the City’s open space GIS data, which was used in the 2010 rezoning process.  

The Executive Director of CPD will be acting as the Property Owner representative for this rezoning. The 
property will be rezoned to G-MU-5, the same zone district as the adjacent parcel owned by V.U.D.U. 
LLC.  
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