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TO:    Land Use Transportation & Infrastructure Committee of the Denver City Council 
FROM:  Deirdre M. Oss, AICP 
DATE:   February 11, 2014 
RE:  Official Zoning Map Amendment Application #2013I‐00023 
  7155 E. 36th Avenue ‐ REAR 

  Rezoning from OS‐A to S‐MX‐3 
 

Staff Report and Recommendation 
 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval for Application 
2013I‐00023 for a rezoning from OS‐A to S‐MX‐3. 
 

Request for Rezoning 
 
Application:         #2013I‐00023 
Address:        7155 E. 36th Ave ‐ REAR 
Neighborhood/Council District:  Northeast Park Hill / Council District 11 
RNOs:  Greater Park Hill Community, Inc, 

Northeast Park Hill Community Coalition 
Inter Neighborhood Cooperation 
Denver Neighborhood Association, Inc 

Area of Property:      17,930 square feet or .41 acres 
Current Zoning:       OS‐A  
Proposed Zoning:      S‐MX‐3 
Property Owner(s):       NILKANTH HOSPITALITY LLC 
Owner Representative:       Paul Patel 
 

Summary of Rezoning Request 
 

 The subject property is a vacant sliver of land less than one‐half acre oriented north‐south along 
an alley generally bound between Pontiac Street, Quebec Street, 36th Avenue and 38th Avenue. 
The property is directly adjacent to the Super 8 Motel on Quebec Street and is held in the same 
ownership as the motel. 

 The applicant proposes to rezone the property from OS‐A (Open Space district generally 
reserved for publicly‐maintained parks) to S‐MX‐3 (Suburban – Mixed Use – Three Story) to 
match the zoning along Quebec Street in order to utilize the property for potential parking 
accessory to the motel. Further details of the zone districts can be found in Article 3 of the 
Denver Zoning Code (DZC). 

 The property was designated OS‐A (formerly O‐1) due to a use restriction once place on the 
property by a former owner, Denver Airport Services (“developer”), in 1982 when the hotel was 
constructed.  The restriction limited the use of the property to public park to serve as a buffer 
between the commercial development and the residential neighborhood.  It was annotated in 
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the developer’s quit claim agreement ceding the property to the adjacent Greater Park Hill 
Community Inc.  It should be noted that over the past 30 years, the property was never 
developed as public open space or park, and has never been at any time maintained or managed 
by Denver Parks and Recreation. The restriction was removed in 2012 and the property then 
sold by the GPHC to the current owner.  The property is no longer restricted to open space uses 
in terms of deed, but the current zoning of OS‐A is inappropriate as it is generally applied to 
publicly owned and maintained parks.  

 

Existing Context  
 
The property is on the northeast corner boundary of the Northeast Park Hill neighborhood, and is 
effectively associated with the commercial strip historically developed as airport hotel development 
during Stapleton Airport’s operations.  To the west is the residential context of the neighborhood made 
up of predominantly single‐family and two‐unit one story ranch structures with vehicle access from both 
the primary local street and the alley. To the east is a three‐story hotel and associated parking. To the 
north of the subject property are commercial office and industrial business structures (including the 
iconic Double Tree hotel) oriented to 38th Avenue and to Quebec Street.  Across Quebec is the Quebec 
Square retail center constructed as part of the Stapleton Redevelopment. Quebec Street is a commercial 
arterial with three lanes each direction separated by a wide median, and hosts local RTD route 73 as well 
as a regional Skyride Boulder/DIA route ABA. 
 
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  NA 
Generally regular grid 
of streets;  
36th Street connects 
across Quebec to the 
east, while 38th dead‐
ends at Quebec 
frontage road.   
Block sizes and shapes 
are consistent and 
rectangular.   
Along commercial 
corridor, vehicle 
parking in front of 
buildings; residential 
parking via alley or 
local street driveway 
access 
 

North  I‐MX‐3/S‐MX‐12  Office and retail   Office/medical office 

South  S‐MX‐3  Vacant  NA 

East 
S‐MX‐3/ then   
S‐CC‐3X along 

Quebec 

Hotel, restaurant, 
accessory parking 

3‐story L‐shape hotel 
with parking/ 1‐3 stories 
restaurant and hotel 
along  Quebec 

West  E‐SU‐Dx 
Single unit 
residential    

One‐story ranch homes 
850‐1,600 SF, with 
residential 
conversion/church at 
south end of residential 
block to the west across 
alley 
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Existing Zoning  
 

 
  
The Open Space‐A (OS‐A) zone district : The Open Space Context consists of all forms of public 
and private parks and open spaces. The context accommodates sites ranging from very active to 
completely passive, and from those embedded in a neighborhood to sites that are large enough 
to stand alone. Active sites may include high use areas such as ball fields, while passive areas 
focus on resource protection, trails, walking and biking. Design and development standards 
governing structures in the OS‐A Zone District, including but not limited to landscaping, parking, 
and signage, shall be determined by either the City Council according to their authority in 
D.R.M.C., Chapter 39 (Parks) or by the Manager of Parks and Recreation.   
Suburban‐Mixed Use‐Three Story (S‐MX‐3) applies to areas or intersections served primarily by 
local or collector streets where a building scale of 1 to 3 stories is desired. The Mixed Use Zone 
District standards are also intended to ensure new development contributes positively to  
established residential neighborhoods and character, and improves the transition between 
commercial development and adjacent residential neighborhoods. 
Urban Edge‐Single Unit‐6,000 SF (E‐SU‐Dx):  This is a residential district and context which 
incorporates both suburban and urban house buildings and access patterns.  The E‐SU‐Dx zone 
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district allows both urban and suburban house building forms on zone lots with a minimum of 
6,000 SF. 
 

 
1. Existing Land Use, Building Form and Scale  

 

 
 

 
Summary of City Agency Referral Comments  
 
As part of the DZC review process, the rezoning application is referred to potentially affected city 
agencies and departments for comment.  A summary of agency referral responses follows: 
 
Asset Management:   Approve‐No Comments. 
Development Services‐Denver Fire Department:   Approve Rezoning Only – will require additional 
information at site plan review. 
Development Services‐Parks and Recreation:   Approve‐No Comment.  
Development Services – Wastewater:  No comment.   
Development Services‐Transportation:  Approve rezoning only.  Will require additional information at 
site plan review. 
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Public Works – City Surveyor: 1st Submittal is approved as submitted.  Approval is for this phase only. 
Re‐zoning does affect Right‐of‐way, so Survey has no issues with this project. 
 

 
Public Review Process  
  
Informational Notice ‐ CPD staff provided Informational notice of receipt of the rezoning application to 
affected members of City Council and registered neighborhood organizations on December 20, 2013.   

 
Planning Board notification process‐ The property was  legally posted for a period of 15 days 
announcing February 5, 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. 
 
Council Land Use Transportation and Infrastructure Committee (LUTI) – 10‐Day notice has been posted 
for the LUTI committee meeting on February 18, 2014. 

  
Registered Neighborhood Organizations (RNOs): CPD has received no response from any of the 
following applicable RNOs: 

  Inter‐Neighborhood Cooperation 

 Northeast Park Hill Coalition 

 Denver Neighborhood Association, Inc. 

 Greater Park Hill Community (GPHC) Inc:  Prior to the application being submitted, GPHC 
actually owned the property, and sought community input with particular focus on the adjacent 
residential neighbors along Pontiac Street regarding the potential change in use and zoning.  
They received no response, and the property was sold earlier in the year to the current owner 
whose property most logically would incorporate this sliver of vacant land. 

   
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 
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The following adopted plans apply to this property: 

 Denver Comprehensive Plan 2000 

 Blueprint Denver (2002) 

 Park Hill Neighborhood Plan 

 Stapleton Perimeter Plan 
 
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 3‐B – Encourage quality infill development that is consistent with the 
character of the surrounding neighborhood; that offers opportunities for increased density and 
more amenities; and that broadens the variety of compatible uses. 

 Mobility Strategy 4‐E – Continue to promote mixed‐use development, which enables people to 
live near work, retail and services. 

 
The proposed map amendment will enable mixed‐use development at an infill location where services 
and infrastructure are already in place.  The S‐MX zone districts broaden the variety of uses.  The 
rezoning is consistent with these plan recommendations. 
 
Blueprint Denver (2002) 
According to the 2002 Plan Map adopted in Blueprint Denver, this site has a concept land use of Single 
Family Residential and is located in an Area of Stability.   
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Future Land Use 

 

 
 
 
Neighborhoods of single family houses represent the majority of Denver’s residential areas, 
particularly those developed after 1900 and especially those built after 1940. Densities are fewer 
than 10 units per acre, often less than six units per acre neighborhood‐wide, and the employment 
base is significantly smaller than the housing base. Single‐family homes are the predominant 
residential type. Some of the many areas in Denver with this attribute include Rosedale, University, 
Park Hill, Washington Park, Sloan Lake, Regis, Montbello, Green Valley Ranch, Hampden and Bear 
Valley (p. 42).   
 
Given historical and existing conditions on the property and to the east of the alley abutting the 
property, the Quebec Corridor does not incorporate any single family land use at this location.  
Single family land uses do occur on Quebec further south of 30th Avenue. The S‐MX‐3 zone district 
allows a mix of uses at a density and scale appropriate as a transition from the busy commercial 
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arterial Quebec Corridor to the single family residential that does exist west of the alley that abuts 
the subject property.   
 
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 S‐MX‐3 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 sliver in 
any future site improvements for the larger property to the east. 
 
Street Classifications 
Blueprint Denver classifies 36th Avenue as an undesignated Local, 38th Avenue as an industrial 
Collector, and Quebec Street as a Commercial Arterial.  According to Blueprint Denver, “collectors 
are designed to provide a greater balance between mobility and land access within residential, 
commercial and industrial areas.”  The amount of development to occur on the subject property will 
only likely occur part in parcel with the adjacent larger property which is already zoned S‐MX‐3, a 
zone district appropriate for collector and local streets. 

 
Small Area Plans: Park Hill Neighborhood Plan (2000) and Stapleton Perimeter Assessment 
 
Development of the subject property is not expected as an independent action but instead will become 
incorporated with  future development on  the adjacent currently zoned S‐MX‐3 hotel site  to  the east.  
The Park Hill Neighborhood Plan identifies this property within the Quebec Street corridor (Subarea 4) 
and  shows  a  land  use  designation  of  R‐4,  congruent with  the  Former  Chapter  59  zoning  code.    The 
Quebec Corridor to the east of this block is framed by airport hotels and other industrial businesses to 
the north.  Business and Economic Development Goal #BE5 recommends “Develop vacant land in a way 
that  is compatible with  the character and density of  the surrounding businesses and neighborhoods.”  
Any future development of this strip of  land will  likely be associated with the adjacent hotel or future 
uses of that site. 
 
Stapleton Perimeter Assessment (2007) designated the subject property as Underutilized land, but does 
not hone in on recommended land use. 
 
Uniformity of District Regulations and Restrictions 
 
The proposed rezoning to S‐MX‐3 will result in the uniform application of zone district building form, use 
and design regulations. 
 

2. Public Health, Safety and General Welfare 
 
The proposed official map amendment furthers the public health, safety, and general welfare of the City 
by clearly identifying one single zone district that can be utilized on both sites owner by the current 
owner of the subject property. 
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3. Justifying Circumstance 

 
Pursuant to DZC Section 12.4.10.14, the land or its surrounding environs has changed or is changing to 
such a degree that it is in the public interest to encourage a redevelopment of the area or to recognize 
the changed character of the area. 
 
As discussed above and included within the application, the subject property is no longer considered, 
nor was it ever managed as, a public park or open space, and the deed restriction on use was removed 
by the former owners in 2012.  Current zoning is generally reserved for publicly maintained parks and 
open space, and is not suitable for this site. 
 

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

 
The requested zone district, S‐MX‐3 is in the Suburban neighborhood context, capturing current 
conditions on the commercial sites to the east which incorporate typical suburban site design including 
parking between the building and the street. This rezoning request simply extends the S‐MX‐3 already 
on the hotel site to cover this sliver of property behind the hotel and to the east of the alley that 
separates the commercial from residential property.  Existing and future development will meet the 
intent of the S‐MX‐3 district. 
 

Recommendation  
 
Based on the analysis set forth above, CPD staff finds that the application for rezoning the property 
located at 7155 E. 36th Avenue‐REAR to the S‐MX‐3 zone district meets the requisite review criteria. 
Accordingly, staff recommends approval.  The Denver Planning Board recommended unanimous 
approval for proposal at their regular meeting on February 5, 2014. 
 

 
 

Attachments 
1. Application 
2.  Title history (removal of restriction included) 
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Real Property Records
Date last updated: Wednesday, December 18, 2013

Real Property Records Search

If you have a question about the value, ownership, or characteristics of this property, or any other property in

Denver, please call the Assessor at 720-913-4162. 

Link to real property information for this property

Link to comparable sales information for this property

Link to chain of title information for this property

Link to property sales information for this

neighborhood        

Link to property tax information for this property

Link to property sales information for all Denver
neighborhoods

Link to map/historic district listing for this Property

Back to Property List

The property description shown is data from the Assessor's active, in-progress 2013 file. The

"current year" values are from the 2013 tax year for real property tax due in 2014. These values

are based on the property's physical status as of January 1, 2013. 

PROPERTY INFORMATION

Property Type: INDUSTRIAL, MISC IMPS Parcel: 0129118020000

Name and Address Information Legal Description

NILKANTH HOSPITALITY LLC HONEYMOON MANOR B7 W 30FT

OF

L11 TO 20
7201 E 36TH AVE

DENVER, CO 80207-1606

Property Address: 7155 E 36TH AVE Tax District DENV

** CHAIN OF TITLE **

RECEPTION

NUMBER

RECEPTION

DATE
INSTRUMENT SALE DATE SALE PRICE

GRANTOR

GRANTEE

2013137339 09/18/2013 Special Warranty 09/16/2013 $1,000

GREATER PARK HILL

COMMUNITY

NILKANTH HOSPITALITY

LLC

0026851770 11/04/1982 Bargain and Sale 11/04/1982

GREATER PARK HILL

GREATER PARK HILL

COMMUNITY

04-27-2011

  Print

javascript:print()
javascript:print()
http://www.denvergov.org/apps/realpropertyapplication/RealProperty.asp?disptype=ChainOfTitle
http://www.denvergov.org/apps/realpropertyapplication/RealProperty.asp?opt=3&searchopt=2&parcel=0129118020000&disptype=PropertyInfo
http://www.denvergov.org/apps/realpropertyapplication/RealProperty.asp?opt=3&searchopt=2&parcel=0129118020000&disptype=ComparableSales
http://www.denvergov.org/apps/realpropertyapplication/RealProperty.asp?opt=3&searchopt=2&parcel=0129118020000&disptype=ChainOfTitle
http://www.denvergov.org/apps/realproperty/neighborhood.asp?opt=1&nid=0104
http://www.denvergov.org/apps/TreasuryPT/PropertyTax.asp?mode=showproperty&parcelid=0129118020000
http://www.denvergov.org/apps/realproperty/neighborhood.asp
http://www.denvergov.org/maps/map/property#q=7155 E 36TH AVE
javascript:history.back(-1)
javascript:print()
javascript:print()


D E l.l Y.E R*
t*l 6tL:1. *iel* Cl!t?

Zone Map Amendment (Rezoning) - Application
1/26/12

Nilkanth Hospitality, LLC

7201 E 36th Ave :

City,State, Zip Denver, CO 80207 City, State, Zip

303-585-1348

super8denver@yahoo. com

" l f  MoreThan One Property Owner:
All standard zone map amendment applications shall be init iated
by all the owners of at least 5 1 7o of the total area of the zone lots
subject to the rezoning application, or their representatives autho-
rized in writ ing to do so. See page 3.

x*Property owner shal l  provide a writ ten letter authorizing the repre-
sentative to act on his/her behalf.

Please attach Proof of Ownership acceptable to the Manager for each property owner signing the application, such as (a) Assessor's Record, (b)
Warranty deed or deed of trust, or (c) Title policy or commitment dated no earlier than 60 days prior to application date.

Location (address and/or boundary description): 7155 E 36th Ave, Denver, CO 80207
Assessor's Parcel Numbers: 01291 1 8020000
Legal Description:

(Can be submitted as an attachment. lf metes & bounds,
a map is required.)

HONEYMOON MANOR 87 W 3OFT OF
L11 TO 20

Area in Acres or Square Feet: 1 8000
Current Zone District(s): OSA

Proposed Zone District: S.MX.3

w vlt wi.d * nw erya *\t.w m / t ex*{\ #}ffi

2013I-00023 Page 1 of 6 November 25, 2013
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General Review Crite-
ria: The proposal must
comply with all of the
general review criteria

DZC Sec. 12.4.10.13

!  Consistency with Adopted Plans: The proposed off icial 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 t ime of adoption of the City's Plan

Please provide an attachment describing relevant adopted plans and how proposed rnrp 
"rn"ndrent 

is consistent
with those plan recommendations; or, describe how the map amendment is necessary to provide for an unantici-
pated community need.

Uniformity of Distr ict Regulat ions and Restr ict ions: The proposedtoff icial map amendment results in regula-
t ions and restr ict ions that are uniform for each kind of bui lding throughout each distr ict having the same clas-
sif icat ion and bearing the same symbol or designation on the off icial map, but the regulat ions in one distr ict
may differ from those in other districts.

! euOtic Health, Safety and General Welfare: The proposed official map amendment furthers the public health,
safety, and general welfare of the,City.

Additional Review Cri-
teria for Non-Legislative
Rezonings: The proposal
must comply with both
of the additional review
criteria

DZC Sec. 12.4.10.14

Just i fy ing Circumstances -  One of  the fo l lowing c i rcumstances ex is ts :
! fne existing zoning of the land was the result of an error.

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

! fne existing zoning of the land failed to take into account the constraints on development created by the
natural characteristics of the land, including, but not l imited to, steep slopes, f loodplain, unstable soils, and
inadequate drainage.

I ffre land or its surroundings has changed or is changing to such a degree that rezoning that it is in tlre public
interest to encourage a redevelopment ofthe area to recognize the changed character ofthe area

! tt 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 specific criteria
stated in, Article 9, Division 9.4 (Overlay Zone Districts), of this Code.

Please provide an attachment describing the justifying circumstance.

fl fne proposed official map amendment is consistent with the description of the applicable neighborhood
context, and with the stated purpose and intent ofthe proposed Zone District.

Please provide an attachment describinq how the above criterion is met.

Please check any attachments provided with this application:

I AuthorizationforRepresentative
E Proof of Ownership Document(s)
E Legal Description
tr Review Criteria

Please list any additional attachments:

To attach with next parcel # 0129118025000. Because both parcels are under same ownership.
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www.denvergov.org/apps/realpropertyapplication/RealProperty.asp?opt=3&searchopt=2&parcel=0129118020000&disptype=ChainOfTitle 1/1
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Real Property Records
Date last updated: Wednesday, December 18, 2013

Real Property Records Search

If you have a question about the value, ownership, or characteristics of this property, or any other property in

Denver, please call the Assessor at 720-913-4162. 

Link to real property information for this property

Link to comparable sales information for this property

Link to chain of title information for this property

Link to property sales information for this

neighborhood        

Link to property tax information for this property

Link to property sales information for all Denver
neighborhoods

Link to map/historic district listing for this Property

Back to Property List

The property description shown is data from the Assessor's active, in-progress 2013 file. The

"current year" values are from the 2013 tax year for real property tax due in 2014. These values

are based on the property's physical status as of January 1, 2013. 

PROPERTY INFORMATION

Property Type: INDUSTRIAL, MISC IMPS Parcel: 0129118020000

Name and Address Information Legal Description

NILKANTH HOSPITALITY LLC HONEYMOON MANOR B7 W 30FT

OF

L11 TO 20
7201 E 36TH AVE

DENVER, CO 80207-1606

Property Address: 7155 E 36TH AVE Tax District DENV

** CHAIN OF TITLE **

RECEPTION

NUMBER

RECEPTION

DATE
INSTRUMENT SALE DATE SALE PRICE

GRANTOR

GRANTEE

2013137339 09/18/2013 Special Warranty 09/16/2013 $1,000

GREATER PARK HILL

COMMUNITY

NILKANTH HOSPITALITY

LLC

0026851770 11/04/1982 Bargain and Sale 11/04/1982

GREATER PARK HILL

GREATER PARK HILL

COMMUNITY

04-27-2011
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