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2534 Five Points
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2524-2532, 2550
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Volunteers of
America of
Colorado

2600, 2620, 2634,
2640, and 2660 Larimer
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February 22, 2022 

Community Planning and Development 
City and County of Denver 
201 W. Colfax Ave., Dept 205 
Denver, CO 80202 
Attn: Kristofer Johnson 

Dear Mr. Johnson: 

The Volunteers of America of Colorado (“VOA”) is the owner of certain real property and improvements 
located in the City and County of Denver, Colorado, as more particularly described on Exhibit A attached 
hereto (the “Property”).   

By this letter, EDENS and its affiliates are hereby designated to act as the VOA’s representative (acting 
independently and/or through its legal counsel, Brownstein Hyatt Farber Schreck, LLP), in any manner 
and in all respects in connection with the application for Zone Map Amendment (Rezoning) (the 
“Rezoning”), including, without limitation, answering questions and communicating with City staff 
regarding the Rezoning and representing the VOA at any meetings or public hearings which may be held 
in connection with the Rezoning. 

Sincerely, 
 
VOLUNTEERS OF AMERICA OF COLORADO,  
a Colorado nonprofit corporation 
 
 
By: _____________________________ 
Name: _____________________________ 
Title: _____________________________ 
 
 
By: _____________________________ 
Name: _____________________________ 
Title: _____________________________ 
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David Schunk

CEO and President

CFO

Mike Pritchard
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PROPERTY 
ADDRESS 

OWNER ASSESSOR’S 
PARCEL NUMBER 

2600 Larimer St Volunteers of 
America of 
Colorado 

0227635007000 

2620 Larimer St Volunteers of 
America of 
Colorado 

0227635019000 

2634 Larimer St Volunteers of 
America of 
Colorado 

0227635004000 

2640 Larimer St Volunteers of 
America of 
Colorado 

0227635003000 

2660 Larimer St Volunteers of 
America of 
Colorado 

0227635001000 

2609 Lawrence St Volunteers of 
America of 
Colorado 

0227635020000 

2623 Lawrence St Volunteers of 
America of 
Colorado 

0227635012000 

2641 Lawrence St Volunteers of 
America of 
Colorado 

0227635022000 

 
 23792676.1 
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REVIEW CRITERIA

1. General Review Criteria (Code § 12.4.10.7.A) 
a. PROMPT:  The proposed official 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. 
RESPONSE:  The proposed rezoning and the Applicant’s intention to construct a 
mixed-use commercial and residential project on the subject property (the 
“Project”) serves affordable housing and infill development objectives in the City 
of Denver’s Comprehensive Plan (the “Comp Plan”), and also encourages a mixed 
use community that will support the surrounding neighborhoods and allow 
residents to enjoy a more diverse and livable city. 
PROMPT:  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. 
RESPONSE:  The Project will provide significant public benefits that are consistent 
with the equity and climate goals established by the Comp Plan, including: (i) 
provision of affordable housing, inclusion of numerous retail/neighborhood 
service options desired by the community, and delivery of incubator commercial 
space and artist programs to advance equity, and (ii) use of integrated nature and 
biophilic design, incorporation of sustainable-building design, enhanced open 
space/public realm, and exemplary urban design to advance climate goals.  Lastly, 
the project will connect to the surrounding neighborhood network of bikeways 
and pedestrian ways to enhance the multimodal character of the City, in a manner 
proscribed by Blueprint Denver. 

b. PROMPT:  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. 
RESPONSE:   
Neighborhood Context: Blueprint Denver 2040 (“Blueprint”) designates the 
subject property as a combination of the Urban Center and General Urban Future 
Neighborhood contexts, and the proposed Rezoning provides for a mix of multi-
unit residential with regular block patterns and varied scale of buildings.  The 
proposed map amendment strikes an ideal balance between the Blueprint Future 
Neighborhood contexts of Urban Center and General Urban, with multi-story 
multifamily residential and larger scale on Larimer Street and scaled-down 
transitions to less density on Lawrence Street.   
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Future Place Type: The Future Place type for the subject Property includes both 
Community Corridor and High-Medium Residential, which provide for a blend of 
mixed uses (residential and commercial), with neighborhood serving retail – all 
suggested to be up to 8 stories, which is consistent with the development 
objectives for the Project and the proposed map amendment.  Further, the 
Blueprint Future Place intent is honored with neighborhood-serving mixed uses 
on Lawrence Street and a mix of higher-density uses on Larimer Street.   
Growth Strategy: Blueprint contemplates predominantly retail job growth in the 
neighborhood where the subject property is located, and the Project will provide 
job growth via numerous retail/neighborhood service options desired by the 
community.   
Plan Policies and Strategy: The proposed map amendment contemplates higher-
density, mixed-use development along Larimer Street, which is designated as a 
Community Corridor under Blueprint where transit priority streets are planned 
and where Blueprint advises that regulations should encourage higher-density, 
mixed-use development.   The Applicant’s plans for redevelopment of the subject 
property will foster exemplary urban design and the creation of authentic places 
that thoughtfully integrate streets, public spaces, and private property while 
increasing access to open space which Blueprint identifies as being increasingly 
in demand.  Finally, as a Residential Collector in Blueprint’s Future Street types, 
Lawrence Street is planned for primarily residential uses with small nodes of 
community serving retail and other similar uses, and Larimer Street is intended 
as a mixed-use collector with retail, office, residential, and restaurants.   
Equity: Further, as shown in the proposed map amendment and the Applicant’s 
submittals, the Project provides for the construction of affordable housing, 
inclusion of numerous retail/neighborhood service options desired by the 
community, and delivery of incubator commercial space and artist programs to 
advance equity, as well as urban design enhancements, more publicly accessible 
open space, community-serving retail, and large scale public realm 
improvements.   
The proposed map amendment and Project are consistent with Blueprint 
Denver’s Future Street types for this Property. 

c. PROMPT:  The proposed map amendment is consistent with any 
neighborhood/small area plan or other applicable plan. 
The Northeast Downtown Neighborhood Plan (the “NDNP”) was adopted by 
ordinance in May 2011, over a decade ago.  Since the adoption of the NDNP, the 
population of Denver has grown in a rapid and consistent manner, and Larimer 
Street has evolved from a less populous industrial street into a primary 
commercial high street and a transit priority corridor.  The NDNP set forth guiding 
principles for the development of Northeast Downtown Neighborhood, including 
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the fostering of neighborhood connections.  While the subject property is located 
in a zone designated for the development of up to three (3) stories, the varied 
maximum heights set forth under the proposed map amendment are consistent 
with the totality of guidance set forth for the area by the NDNP, and would 
function to create appropriate transitions between neighborhoods to foster 
stronger neighborhood connections.  The community has expressed strong 
support for the height increases under the proposed map amendment, as part of 
Project’s delivery of community and public benefits, such as 1) adaptive reuse of 
existing structures, 2) affordable housing, 3) urban design enhancements 
(including two required upper story building setbacks above Levels 3 and 5), 4) 
more publicly accessible open space with integrated nature, 5) community-
serving retail,  6) large scale public realm improvements, 7) enhanced retail 
corridors and activated streets,  8) access to neighborhood services, 9) delivery of 
incubator commercial space for small businesses, and 10) exchange residency 
programs for local artists.  The proposed map amendment also proposes rezoning 
based on the G-RX zoning designation along Lawrence Street, which would 
provide limited retail opportunities in a primarily urban residential setting to 
appropriately transition from predominantly residential areas to the mixed-use 
development along Larimer Street. The proposed transition in scale and use is 
made more appropriate by the fact that the adjacent residential fabric on 
Lawrence Street is comprised of a denser 3-4 story apartment superblock and 
attached townhomes rather than the detached single family homes of historic 
Curtis Park. 

The NDNP also emphasizes the promotion of economic development and 
opportunity and the capitalization on transit with respect to development in the 
area.  In 2011, the NDNP described Larimer Street as an “emerging commercial 
corridor.”  More than a decade after adoption of the NDNP’s enactment, the spirit 
of Larimer Street as a lively retail corridor is firmly rooted – in large part due to 
the commitment of the Applicant to this vision.  The proposed map amendment 
will enable the continued development of Larimer Street as an increasingly 
vibrant corridor featuring an eclectic mix of uses, thereby enhancing and 
supporting the overall neighborhood north of downtown, and filling in any 
lingering gaps in neighborhood services, while also increasing density to 
capitalize on the bike lanes and bus transit along Larimer Street, envisioned 
pedestrian corridor along 27th Street, planned bikeway along 26th Street, existing 
medium-capacity transit corridor on Welton Street, and existing mass transit 
stations at Union Station and 38th & Blake.  
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Livability and encouraging a high quality public realm are also central to the 
NDNP.  The proposed map amendment will increase access to open space and 
guide growth to maintain connections to the outdoors, respond to climate change, 
and protect the environment and natural resources, as well as promote diversity 
by providing a diverse range of affordable housing options and quality 
employment opportunities to serve a diverse population.  Examples of the 
foregoing include enhanced open space with integrated nature and pollinator 
gardens, sustainable buildings, and retail job growth.  The Applicant is engaged in 
active negotiations with HOST and NEST to: memorialize the Applicant’s desire to 
provide affordable housing options for residents of the subject property, and 
provide small business incubator space for BIPOC, veteran, and/or women-owned 
businesses, together with an artist residency exchange program for local artists. 

The Applicant carefully considered the desired land uses described in the NDNP 
for the subject property when developing the proposed map amendment.   

The Larimer Street side of the subject property includes mixed uses with higher 
density, maximizing the employment base and providing enhanced and varied 
housing options. 

Lawrence Street reflects the Urban Residential land use designation with 
complementary commercial uses, like neighborhood-serving retail, and density 
consistent with the transition to the adjacent new multi-family apartment 
superblock and attached townhomes, and the single-family homes of the more 
historic Curtis Park neighborhood on blocks further to the southeast – the NDNP 
specifically intends for these blocks to be more dense residential land uses than 
what is seen in the Curtis Park neighborhood to the southeast.  The NDNP 
emphasizes the importance, with respect to Lawrence Street and the 
neighborhood as a whole, of the redevelopment of surface parking lots to mitigate 
blight and abrupt transitions.  

The proposed map amendment is consistent with all of the following guiding 
principles of the NDNP: 

• Complete and enhance the public realm 
• Enhance and support existing retail corridors 
• Create a development-friendly atmosphere 
• Protect neighborhood fabric 
• Create appropriate transitions between neighborhoods – Five Points, 
 RiNo/Ballpark, Arapahoe Square, and Curtis Park 
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• Increase open space access 
• Fill gaps in neighborhood services 
• Promote diversity 

The proposed map amendment is consistent with the NDNP as a whole, 
notwithstanding the over 10-year-old height recommendations.  Further, as 
evidenced by both the Blueprint recommendations and the neighborhood support 
for strong urban design and increased heights in this area, the proposed map 
amendment is consistent with the totality of guidance in and furthers the goals 
and objectives of the NDNP. 

2. General Review Criteria (Code § 12.4.7.B & C) 
a. PROMPT:  Provide an additional section describing how the requested rezoning 

furthers the public health, safety and general welfare of the City. 
b. RESPONSE:  The proposed map amendment will promote public access to open 

space integrated with nature, encourage better connections to transit and 
adjacent bike and pedestrian networks, provide affordable housing, and promote 
community connections through implementation of a mixed use development 
that links multiple aspects of the surrounding neighborhood and enhances safety 
and security by providing a high quality, active and engaging public realm and 
promoting eyes on the street through the presence of residents for more hours of 
the day and night. PROMPT:  Describe the selected justifying circumstance (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) and the changes 
since the site was last zoned. 
RESPONSE:  The proposed map amendment is justified based on the fact that the 
existing zone district is largely left over from the Former Chapter 59 zoning code, 
and the conditions in the surrounding neighborhood have changed to such a 
degree that the proposed map amendment is more consistent with the 
surrounding neighborhood and newly adopted Comp Plan and Blueprint. 

c. PROMPT:  The rezoning aligns with (a) the proposed district neighborhood 
context description, (b) the general purposes statement, and (c) the specific intent 
statement found in the Code. 
RESPONSE:  The Urban Center Neighborhood context is intended for multi-unit 
residential and mixed use commercial centers. The General Urban Neighborhood 
context – intended for the Lawrence Street side of the subject property – is 
characterized by multi-unit residential uses with less dense commercial areas 
embedded within the residential uses. The portions of the proposed map 
amendment based on the C-MX zoning designation align with the General 
Character established for the Urban Center Neighborhood Context, which 
contemplates multi-unit residential and mixed-use commercial strips and 
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commercial centers, with multi-unit residential uses typically housed in multi-
story mixed use building forms, and with commercial uses primarily located along 
main and mixed-use arterial streets.  The proposed map amendment would 
facilitate development along Larimer Street that would be focused on creating a 
mixed, diverse neighborhood, consistent with objectives set forth by the Denver 
Zoning Code for Mixed Use Districts.  The portions of the proposed map 
amendment based on the G-RX zoning designation would promote safe, active, 
and pedestrian-scaled, diverse areas that clearly define and activate the public 
realm, while enhancing the convenience, ease and enjoyment of transit, walking, 
shopping and public gathering within and around the neighborhood, by offering 
limited, community-serving retail opportunities in a primarily urban residential 
setting with adjacent multifamily apartments, that will tie predominantly 
residential areas on Lawrence Street to the mixed-use development along Larimer 
Street. 

3. General Review Criteria (Code § 12.4.10.9) 
a. PROMPT:  Include a section in the review criteria narrative for each additional 

review criteria. 
RESPONSE: 

- PROMPT:  The PUD District and the PUD District Plan Comply with the 
intent, purpose, all applicable standards and criteria stated in Article 9, 
Division 9.6 (Planned Unit Development) 
RESPONSE:   
Section 9.6.1.1(A): The proposed Project and map amendment 
incorporates more prescriptive requirements related to 1) height, 2) 
building setbacks requirements, 3) permeability through the block, 4) 
intentional retail uses on Lawrence Street, 5) connection to the 
surrounding public realm, transportation network  and adjacent 
properties, and 6) retention of existing buildings in whole or in part – in 
response to the unique and extraordinary circumstances inherent in the 
existing property in order to redevelop in a manner sensitive to the 
existing and historical context of this neighborhood.  The surrounding 
Five Points neighborhood includes a mix of industrial and commercial 
mixed use zone districts from Larimer Street heading towards the 
Ballpark neighborhood and RiNo Art District, all consistent with the 
Urban Center Neighborhood context. The Urban Center Neighborhood 
context is intended for multi-unit residential and mixed use commercial 
centers. The General Urban Neighborhood context – intended for the 
Lawrence Street side of the subject property heading towards Curtis Park 
and Welton St – is characterized by immediately adjacent dense multi-
unit residential building and attached townhomes with less dense 
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commercial areas embedded within the residential uses.  The subject 
property is uniquely positioned  to create a significant node along the 
Larimer Street corridor that stitches together the surrounding 
neighborhoods, along with representing a key location within the 
adjoining transportation network to link several initiatives that make the 
City more accessible, while providing the opportunity to adaptively re-
use existing buildings and the historic aspects of the subject property, in 
whole or in part ensuring that the buildings remain relevant and vibrant.  
The proposed map amendment will include prescriptive requirements 
related to design overlays, building height, building setback 
requirements, shopfront building forms, and open space to connect the 
different existing contexts surrounding the subject property. It also 
provides a more predictable and customized zoning approach for the 
partially vacant lot, while bringing the subject property, which is 
currently zoned under the Former Chapter 59 zoning code, into further 
conformance with existing zoning under the Denver Zoning Code.    The 
desired outcome of the PUD District is not achievable without using 
numerous CPD disfavored waivers and conditions. Further, the design 
and scale of the project is directly connected to the adjacent properties 
creating more substantial and activated public realm and open space for 
the community, and preserving the character and historic nature of the 
corridor.   Use of a PUD District to rezone the subject property is exactly 
the more predictable and more flexible vehicle needed to address the 
existing unique factors of the subject property and redevelop this 
partially vacant lot to enhance the existing neighborhood context and 
character.  

- PROMPT:  The development proposed on the subject property is not 
feasible under any other Zone Districts, and would require an unreasonable 
number of variances or waivers and conditions 
RESPONSE:  The Denver Zoning Code sets forth a non-exhaustive list of 
“unique and extraordinary circumstances” that justify the use of a PUD 
District, including (A) where a development site has special physical 
characteristics, (B) where a customized zoning approach is necessary to 
protect and preserve the character of a historic structure or historic 
district, (C) where a development site is subject to an existing PUD and 
rezoning to a new PUD District will bring the site closer to conformance 
with current zoning regulations and adopted plans, and (D) where the 
proposed scale or timing of a development project demands a more 
customized zoning approach to achieve a successful, phased 
development.  The unique and extraordinary circumstances inherent to 
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the subject property and neighborhood demand both the enhanced 
flexibility and greater predictability of the proposed PUD.   
(A) Special Physical Characteristics.  The subject property is specially 
characterized by its unique location—within the Five Points 
neighborhood at the intersection of the Ballpark and Curtis Park Historic 
Districts; at the convergence of both commercial and residential 
neighborhoods; and situated as a central accessibility node within the 
existing transportation network and existing transportation hubs of 
Union Station and 38th & Blake and along the community corridor of 
Larimer St.  A custom zoning approach is necessary to address this 
unique location because a form based zone district will not include 
shopfront building form and building setback requirements that 
mandate development of the subject property in a manner that stitches 
together neighboring historic commercial and historic residential 
neighborhoods and provides context for sensitive transitions between 
those two neighborhoods.  Current form-based zoning would allow 
items, such as drive-thru building form, which would be completely out 
of context for this unique location.  Rezoning the subject property under 
the current form-based zoning would also not require compliance with 
the specific height and design articulation detailed in the proposed map 
amendment, which are responsive to the unique position of the property 
as a transition point from the high street commercial corridor along 
Larimer Street to the mixed residential uses along Lawrence Street, and 
integration of the uniquely positioned subject property into the 
surrounding existing and envisioned neighborhood streetfront 
networks.  Further, the proposed map amendment requires repair of and 
integration of existing buildings and improvements at the subject 
property, together with imposition of certain upper and lower story 
setbacks – neither of which would otherwise be required in a form based 
zone district -- allowing for transitions from the retail commercial 
environment along Larimer Street to the mixed-residential along 
Lawrence Street.  The subject property’s existing location is nestled 
between the envisioned bikeway along 26th Street, envisioned pedestrian 
way along 27th Street, existing bus lines along Larimer and Lawrence 
Streets, existing two-way bike paths on Larimer Street, and existing 
pedestrian access opportunities to nearby transit hubs (e.g., 27th & 
Welton and 30th & Downing light rail stops, along with mass transit at 
Union Station and 38th & Blake Street (which are equidistant from the 
subject property)).  This extraordinary transportation opportunity 
requires a custom zoning approach to impose requirements related to 
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setbacks, build to lines, building form and connected and integrated 
publicly available open space – all of which will serve and accentuate the 
subject property’s existing location as a hub of transportation 
opportunities.   In fact, the open space areas afforded by the proposed 
map amendment, which would not be required under form-based zone 
district, will function to enhance accessibility between the subject 
property and the Applicant’s existing development across Larimer Street 
to encourage visitors to traverse from the subject property to explore 
neighboring properties – along the Larimer Corridor and to and through 
27th & Welton and 30th & Downing.   
(B) Protection and Preservation of Historic Character.  Each of the 
existing buildings on the subject property has received a Certificate of 
Demolition Eligibility from the City.  As such, without the requirements 
in the proposed map amendment for (1) retention and integration of 
certain existing buildings, and (2) enhanced design articulation through 
mandate of varied heights, along with lower story setbacks and upper 
story setbacks,  a standard form based zone district would ignore the 
unique and extraordinary circumstances presented by the subject 
property’s location between two existing historic districts, as well as the 
subject project’s adjacency to renovated and repurposed existing 
buildings.  These existing buildings could be eliminated or disfavored.  A 
custom zoning solution will facilitate development of the subject 
property in a manner that stitches together and transitions between 
neighboring historic commercial and historic residential neighborhoods, 
because a custom zoning approach protects and retains the character of 
certain elements of existing improvements at the subject property, such 
as reusing portions of the existing building façades in whole or in part, 
which are representative of the neighborhood’s historic character and 
such improvements would not be protected if the subject property were 
rezoned to a form-based district provided for in the Denver Zoning Code. 
(C) Bringing Closer to Conformance with Current Zoning Regulations and 
Adopted Plans.  Currently, much of the subject property is subject to a 
zoning designation under the Former Chapter 59 zoning code, and the 
proposed map amendment will bring the subject property closer to 
conformance with current zoning regulations under the current version 
of the Denver Zoning Code.   
(D) Phased Development.  The subject property is also unique because of 
its connection to a wide variety of existing complementary buildings, 
uses, and outdoor space across multiple nearby properties – many of 
which were redeveloped, adaptively reused or otherwise upgraded by 
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the Applicant over time.  The development of the subject property is the 
next phase in creating a unique, active, sustainable, and equitable 
development encompassing the entire node along this part of the 
Community Corridor and will provide critically-important affordable 
housing options while concurrently fueling a robust retail ecosystem 
filled with BIPOC, veteran, and women-owned small businesses and 
opportunities for local artists.  The subject property is unique in that its 
redevelopment directly relates to other adjacent and proximal 
properties, which are not subject to the proposed map amendment – 
however, the customized zoning approach mandates integration of 
historical buildings, use of one shopfront building form, enhanced design 
overlay requirements, and increased open space – all of which benefit the 
surrounding properties as well as the subject property.  The proposed 
map amendment requires incorporation of open space that will connect 
to the adjacent existing commercial and residential properties to create 
a more integrated system of public realm and activated sidewalks for the 
surrounding properties and neighborhoods.  This customized approach 
will achieve a phased development responsive to the Applicant’s other 
projects on multiple properties adjacent to the subject property, as well 
as neighboring buildings and properties that have been repurposed or 
newly built, by imposing design overlays, design and height articulation, 
varied setback and build to requirements and open space requirements.  
A form based zone district would not provide the same parameters and 
thus would not respond to the extraordinary opportunity presented to 
redevelop this Property as one component of a larger, phased 
redevelopment effort.   

- PROMPT:  The PUD District, the PUD District Plan establish permitted uses 
that are compatible with existing land uses adjacent to the subject property 
RESPONSE:  The surrounding properties include a mix of uses – office, 
retail, multifamily and attached single family residential all of which are 
consistent with the permitted uses in the proposed PUD District Plan. 
The PUD district allows the development to provide uses to meet the 
community goals. 

- PROMPT:  The PUD District, the PUD District Plan establish building forms 
that are compatible with adjacent existing building forms, or which are 
made compatible through appropriate transitions at the boundaries of the 
PUD District Plan (e.g., through decreases in building height, through 
significant distance or separation by rights-of-way, landscaping, or similar 
features, or through innovative building design) 
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RESPONSE:  The PUD District plan establishes more appropriate 
shopfront building forms consistent with the adjacent buildings, and 
more prescriptive lower and upper setbacks and decreasing height 
requirements from Larimer St. towards Lawrence St., along with 
decreasing height requirements toward adjacent properties on the north 
and south that provide appropriate transitions to surrounding 
neighborhood buildings. This compatible building form is accomplished 
through more defined building setbacks, innovative design, and 
variability in building heights – all consistent with adjacent and 
proximate properties. 
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SCHEDULE I 

PROPERTY INFORMATION, OWNERSHIP, CURRENT ZONING, AND PROPOSED NEW 
ZONING 

PROPERTY 
ADDRESS 

OWNER ASSESSOR’S 
PARCEL NUMBER

CURRENT 
ZONING 

NEW ZONING 

2534 Larimer St 2534 Five 
Points RINO, 
LLC 

0234207004000 I-MX-3, UO-2, 
DO-7 

PUD-G 27 

2550 Larimer St 2550 Five 
Points RINO, 
LLC 

0234207021000 I-MX-3, UO-2, 
DO-7 

PUD-G 27 

2524 - 2532 
Larimer St 

2550 Five 
Points RINO, 
LLC 

0227635005000 C-MU-30, UO-1 PUD-G 27 

2600 Larimer St Volunteers 
of America 
of Colorado 

0227635007000 C-MU-30, UO-1 PUD-G 27 

2620 Larimer St Volunteers 
of America 
of Colorado 

0227635019000 C-MU-30, UO-1 PUD-G 27 

2634 Larimer St Volunteers 
of America 
of Colorado 

0227635004000 C-MU-30, UO-1 PUD-G 27 

2640 Larimer St Volunteers 
of America 
of Colorado 

0227635003000 C-MU-30, UO-1 PUD-G 27 

2644 Larimer St 2644 Five 
Points RINO, 
LLC 

0227635002000 I-MX-3 PUD-G 27 

2660 Larimer St Volunteers 
of America 
of Colorado 

0227635001000 C-MU-30 PUD-G 27 

2609 Lawrence St Volunteers 
of America 
of Colorado 

0227635020000 G-MU-3, UO-3 PUD-G 27 

2623 Lawrence St Volunteers 
of America 
of Colorado 

0227635012000 G-MU-3, UO-3 PUD-G 27 

2641 Lawrence St Volunteers 
of America 
of Colorado 

0227635022000 C-MU-30, UO-1 PUD-G 27 
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SCHEDULE II

DEVIATIONS FROM STANDARD ZONE DISTRICTS FOR PROPOSED NEW ZONING 

1. With respect to proposed new zoning based on the standard zone district C-MX-8, 
DO-7, limitations would establish a maximum height to seven (7) stories or eighty-
nine (89) feet, with additional localized reduced height and building setbacks.  The 
proposed deviation from the standard zone district would ensure consistency with 
surrounding context (e.g., existing and planned building heights), with a distinct 
height transition from Larimer to Lawrence Street, and from more traditional, lower 
scale residential to the northeast to denser uses closer to Broadway.   

2. With respect to proposed new zoning based on the standard zone district G-RX-5, 
DO-7, limitations would provide for localized reduced height and building setbacks.  
The proposed deviation from the standard zone district would ensure consistency 
with surrounding context (e.g., existing and planned building heights), with a distinct 
height transition from Larimer to Lawrence Street, and from more traditional, lower 
scale residential to the northeast to more dense uses closer to Broadway, as well as 
providing limited retail opportunities in a primarily urban residential setting, to tie 
predominantly residential areas to the mixed-use development along Larimer Street. 



Schedule III 
CITY COUNCIL DISTRICT OFFICE CONTACTS 

 
 
February 18, 2021 Email request from Dave Schunk of VOA to District 9 

Office/Councilwoman CdeBaca offering a briefing on the 
proposal 

March 25, 2021 Zoom meeting with EDENS, VOA, the District 9 Office, 
and, for a portion of the meeting, Councilwoman 
CdeBaca (who was thereafter represented by her Chief of 
Staff) provided a general overview of the proposal  

September 30, 2021 Email request to District 9 Office/Councilwoman 
CdeBaca offering another update and presentation on the 
proposal 

October 6, 2021 District 9 Office requested a written update on the 
proposal from the EDENS team 

October 26, 2021 EDENS provided a written update to the District 9 
Office/Councilwoman CdeBaca 

November 8, 2021 District 9 Office confirmed receipt of the written update, 
and introduced the EDENS team to their new staff person 



















































































Exhibit A 
Outreach Documentation Attachments 

















 



 

 

Exhibit B 
Community Support 

 

1. Curtis Park Neighbors RNO 
2. RiNo Art District RNO 
3. Rathod/Mohamedbhai LLC (neighbors on 27th & Lawrence)  
4. Email from Joe Latson and Meredith Zelenka (residents of S*Park) 
5. Email from Jennifer Addair (resident of S*Park) 
6. Email from Josiah Gallegos (Josiah and his dad Joel own a building at 1203 

24th St and operate a business in Curtis Park/RiNo) 
7. Email from Chris Riedl and Jennifer Uczen (homeowners on Curtis St) 

a. *Ryan Cox has received over 20 more support emails similar to these 
(possibly even more), and we can ask for copies.  We instructed 

them. 
8. Handwritten submitted responses from our 7/21 open house and sign-in 

sheet (saved in one pdf).  We provided these to CPD staff already.  Assume 
we may want to consolidate to just the support comments. 

9. Community Outreach Meeting Summary (we can likely update somewhat, 
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Exhibit C 
Authority 



















2534-2623 Larimer St,  
2609, 2635, 2641 Lawrence St
2021I-00175

February 3, 2022

DRAFT

PUD-G 28



this page left intentionally blank

DRAFT



 | 1 of 16

PUD-G 28

PUD-G 28DRAFT

Contents

 PUD-G 28 
CHAPTER 1.  ESTABLISHMENT AND INTENT  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3

Section 1.1 PUD-G 28 Established . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3
Section 1.2 PUD-G 28 General Purpose  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3
Section 1.3 PUD-G 28 Specific Intent  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 4
Section 1.4 Zone Lots Established . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 4

CHAPTER 2.  NEIGHBORHOOD CONTEXT DESCRIPTION . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 5
Section 2.1 General Urban Neighborhood Context Description . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 5
Section 2.2 Urban Center Neighborhood context description . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 5

CHAPTER 3.  UNDERLYING ZONE DISTRICTS . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 5
Section 3.1 Subarea A  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 5
Section 3.2 Subarea B  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 5
Section 3.3 Subarea C  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 5
Section 3.4 Subarea D  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 5

CHAPTER 4.  DESIGN STANDARDS . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 6
Section 4.1 Building Form Intent . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 6
Section 4.2 Primary Building Form Standards . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 6
Section 4.3 Supplemental Design Standards  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 8
Section 4.4 Design Standard Alternatives  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 10
Section 4.5 Design Standard Exceptions  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 11
Section 4.6 Integration of Existing Facades  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 12

CHAPTER 5.  USES AND REQUIRED MINIMUM PARKING  . . . . . . . . . . . . . . . . . . . . . . . . . . . 12
Section 5.1 Uses . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 12
Section 5.2 Required Minimum Parking . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 12

CHAPTER 6.  ADDITIONAL STANDARDS . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 13
Section 6.1 Article 1 of the Denver Zoning Code . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 13
Section 6.2 Article 12 of the Denver Zoning Code . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 13
Section 6.3 Article 10 of the Denver Zoning Code . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 13
Section 6.4 Article 11 of the Denver Zoning Code . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 13
Section 6.5 Article 12 of the Denver Zoning Code . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 13
Section 6.6 Article 13 of the Denver Zoning Code . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 13

CHAPTER 7.  RULES OF INTERPRETATION  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 16
CHAPTER 8.  VESTED RIGHTS . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 16



2 of 16 | 

PUD-G 28

PUD-G 28 DRAFT

this page left intentionally blank



 | 3 of 16

PUD-G 28

PUD-G 28DRAFT

CHAPTER 1.  ESTABLISHMENT AND INTENT
SECTION 1.1 PUD-G 28 ESTABLISHED
The provisions of this PUD-G 28 apply to the land depicted on the Official Zoning Map with the label PUD-G 
28, and more generally described as approximately 3.17 acres of land within the South-East ¼ of Section 27, 
Township 3 South, Range 68 West of the 6th P.M, City and County of Denver, State of Colorado. 

1.1.1 Subareas Established
The following subareas are hereby established within PUD-G 28 for the purpose of applying the zoning 
standards contained herein. All subareas established are shown generally on Figure 1-1 below and 
described legally as follows:

A. Subarea A Legal Description
BEING ALL OF ...
SUBAREA “A” CONTAINS XX,XXX SQUARE FEET, X.XXX ACRE MORE OR LESS.

B. Subarea B Legal Description
BEING ALL OF ...
SUBAREA “B” CONTAINS XX,XXX SQUARE FEET, X.XXX ACRE MORE OR LESS.

C. Subarea C Legal Description
BEING ALL OF ...
SUBAREA “C” CONTAINS XX,XXX SQUARE FEET, X.XXX ACRE MORE OR LESS.

D. Subarea D Legal Description
BEING ALL OF ...
SUBAREA “D” CONTAINS XX,XXX SQUARE FEET, X.XXX ACRE MORE OR LESS.

Figure 1-1: Subareas Established in this PUD-G 28

I

Subarea D Subarea C Subarea B

Subarea A

27
TH

 S
TR

EE
T

26
TH

 S
TR

EE
T

25
TH

 S
TR

EE
T

LARIMER STREET

LAWRENCE STREET

EXISTING ALLEY

Not to Scale.  Illustrative Only.

SECTION 1.2 PUD-G 28 GENERAL PURPOSE 
The general purpose of this PUD-G 28 is to provide more prescriptive requirements than the conventional 
building form regulations found in the Denver Zoning Code to facilitate redevelopment of an underutilized site 
with mixed residential and commercial uses and open space amenities that are compatible with and contrib-
ute to the vibrancy of the surrounding neighborhood.
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SECTION 1.3 PUD-G 28 SPECIFIC INTENT
More specifically, PUD-G 28 is intended to:

1.3.1 Respond to the unique and extraordinary circumstances associated with the Property, which circum-
stances require redeveloping the site in a manner sensitive to the existing and historical context of this 
neighborhood, including but not limited to:

A. facilitating compatible development through appropriate building form and design standards 
that are not available or required under a traditional form based zone district in the Denver 
Zoning Code in an effort to respond to and respect the historical context, scale, and mix of uses 
of the neighborhood;

B. allowing mixed-use development that contributes to the vibrancy of the surrounding neighbor-
hood and that facilitates appropriate transitions between uses on the subject site and existing 
residential uses to the south, east and north;

C. connecting the historic aspects and scale of neighboring Ballpark and Curtis Park Historic Dis-
tricts, by varying the heights of new structures and repositioning, preserving, and complement-
ing character-defining features of existing structures to ensure that they remain relevant and 
vibrant;

D. creating more substantial public realm and open space areas to enhance pedestrian activity and 
connectivity for the community;

E. ensuring quality, human-scaled building design that respects the character and historic nature 
of the corridor; and

F. activating and expanding an emerging node of activity along a street identified as a Community 
Corridor in Blueprint Denver with an innovative, sustainable, and equitable development that 
will offer affordable housing and a robust retail ecosystem.

1.3.2 Facilitate the creation of significant public benefits not allowed or guaranteed by a traditional zone 
district, including:

A. affordable housing;

B. enhanced open space/public realm; 

C. human scaled building design with active ground floor uses;

D. expanded retail and neighborhood serving uses; and

E. preservation of specific buildings or building elements in whole or in part to provide continuity 
of character and scale with the existing context.

SECTION 1.4 ZONE LOTS ESTABLISHED
This PUD-G 28 establishes two Zone Lots whose boundaries are shown generally in Figure 1-2 below. Zone 
Lot 1 shall be entirely within Subareas A, B, and C, and Zone Lot 2 shall be entirely within Subarea D. Determi-
nation of Primary and Side Street Zone Lot Lines is established in Section 6.6.2.A of this PUD-G 28.



 | 5 of 16

PUD-G 28

PUD-G 28DRAFT

Figure 1-2: Zone Lots Established in this PUD-G 28
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(Subareas A, B, and C)
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LAWRENCE STREET

EXISTING ALLEY

Not to Scale.  Illustrative Only.

CHAPTER 2.  NEIGHBORHOOD CONTEXT DESCRIPTION
SECTION 2.1 GENERAL URBAN NEIGHBORHOOD CONTEXT DESCRIPTION
All development within Subarea A of this PUD-G 28 shall conform to Denver Zoning Code, Division 6.1, Gen-
eral Urban Neighborhood Context Description, as amended from time to time.

SECTION 2.2 URBAN CENTER NEIGHBORHOOD CONTEXT DESCRIPTION
All development within Subareas B, C, and D of this PUD-G 28 shall conform to Denver Zoning Code, Division 
7.1, Urban Center Neighborhood Context Description, as amended from time to time.

CHAPTER 3.  UNDERLYING ZONE DISTRICTS
SECTION 3.1 SUBAREA A
Development within Subarea A of this PUD-G 28 shall conform to Denver Zoning Code, Division 6.2, Districts, 
as specifically applicable to the G-RX-5 Zone District, as amended from time to time, except as modified in this 
PUD-G 28.

SECTION 3.2 SUBAREA B
Development within Subarea B of this PUD-G 28 shall conform to Denver Zoning Code, Division 7.2, Districts, 
as specifically applicable to the C-MX-5 Zone District, as amended from time to time, except as modified in this 
PUD-G 28.

SECTION 3.3 SUBAREA C
Development within Subarea C of this PUD-G 28 shall conform to Denver Zoning Code, Division 7.2, Districts, 
as specifically applicable to the C-MX-8 Zone District, as amended from time to time, except as modified in this 
PUD-G 28.

SECTION 3.4 SUBAREA D
Development within Subarea D of this PUD-G 28 shall conform to Denver Zoning Code, Division 7.2, Districts, 
as specifically applicable to the C-MX-5 Zone District, as amended from time to time, except as modified in this 
PUD-G 28.
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CHAPTER 4.  DESIGN STANDARDS
Development within this PUD-G 28 shall conform to Denver Zoning Code Division 6.3, Design Standards, as 
specifically applicable to the G-RX-5 Zone District (Subarea A), or Division 7.3, Design Standards, as specifi-
cally applicable to the C-MX-5 Zone District (Subareas B and D) and C-MX-8 Zone District (Subarea C), as 
amended from time to time, with the following modifications, additions, and exceptions.

SECTION 4.1 BUILDING FORM INTENT
Denver Zoning Code Section 6.3.2, Building Form Intent, and Section 7.3.2, Building Form Intent, as amended 
from time to time, shall apply to this PUD-G 28, with the following additions.

4.1.1 Height 
Arrange building heights at the edges of PUD-G 28 to provide a transition to the lower heights allowed 
in adjacent areas.

4.1.2 Residential Setbacks
Provide transitional space between the edge of a public sidewalk and Street Level residential dwell-
ings.

4.1.3 Upper Story Setback
Maintain the general appearance of a predominantly 3-story maximum height near the sidewalk edge 
by requiring an Upper Story Setback at taller heights.

4.1.4 Open Space
Encourage the provision of publicly accessible open space that enhances pedestrian connections and 
creates activated amenity space for users and visitors.

SECTION 4.2 PRIMARY BUILDING FORM STANDARDS
4.2.1 District Specific Standards Summary

A. Primary Structures in this PUD-G 28 shall use the Shopfront Building Form.

B. There shall be no maximum number of structures per Zone Lot in this PUD-G 28.

4.2.2 District Specific Standards
All development, except detached accessory structures, in this PUD-G 28 shall conform to Denver Zon-
ing Code Section 6.3.3.3, District Specific Standards, as applicable to the G-RX-5 Zone District (Subarea 
A), or Section 7.3.3.3, District Specific Standards, as applicable to the C-MX-5 Zone District (Subareas B 
and D) and C-MX-8 Zone District (Subarea C), as amended from time to time, except as modified in this 
PUD-G 28 with the following exceptions, additions, and modifications set forth in the following table.
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SHOPFRONT
Subarea A

(based on G-RX-5)
Subarea B

(based on C-MX-5)
Subarea C

(based on C-MX-8)
Subarea D

(based on C-MX-5)H E I G H T
See Underlying Zone Districts for Additional Applicable Height Standards Not Listed Below

Stories (max) 5 5 7 5

Feet (min/max) na/70’ 24’/70’ 24’/89’ 24’/70’

Additional Height Limitations See Section 4.3.1

Subarea A
(based on G-RX-5)

Subarea B
(based on C-MX-5)

Subarea C
(based on C-MX-8)

Subarea D
(based on C-MX-5)S I T I N G

See Underlying Zone Districts for Additional Applicable Siting Standards Not Listed Below

REQUIRED BUILD-TO

Primary and Side Street 
(min build-to % within min/max range)

75%  0’/15’
 Frontages Subject to a Residential Setback:  7’/20’

RESIDENTIAL SETBACKS

Primary and Side Street (min) 7’

OPEN SPACE

Private Open Space (min)
10%  

See Section 6.6.2.B
10%  

See Section 6.6.2.B
10%  

See Section 6.6.2.B
na

Subarea A
(based on G-RX-5)

Subarea B
(based on C-MX-5)

Subarea C
(based on C-MX-8)

Subarea D
(based on C-MX-5)D E S I G N  E L E M E N T S

See Underlying Zone Districts for Additional Applicable Design Elements Standards Not Listed Below

BUILDING CONFIGURATION

Street Level Height (min) na 16’ 16’ 16’

Upper Story Setback above 3 stories or 45’ (min % of Primary 
and Side Street-facing zone lot width/min setback)

60% / 5’

Upper Story Setback above 5 stories or 70’  (min % of Primary 
and Side Street-facing zone lot width/min setback)

na na
80% / 10’  

See Section 4.3.2
na

Limitation on Visible Parking Above Street Level for
Structures over 5 stories or 70’ in Height
(min % of Primary and Side Street-facing zone lot width)

na
70%

See Section 4.3.3
70%

See Section 4.3.3
70%

See Section 4.3.3

INCREMENTAL MASS REDUCTION

Incremental Mass Reduction for Stories 3-5 (min) 10%

Incremental Mass Reduction for Stories 6-7 (min) na na 15% na

STREET LEVEL ACTIVATION

Transparency, Primary Street (min for all uses) 60%

Transparency, Side Street (min for all uses) 40%

Additional Pedestrian Access, Primary and Side Street
Each Street Level Dwelling Unit shall have a  
Dwelling Unit Entrance with Entry Feature

Subarea A
(based on G-RX-5)

Subarea B
(based on C-MX-5)

Subarea C
(based on C-MX-8)

Subarea D
(based on C-MX-5)U S E S

See Underlying Zone Districts for Additional Applicable Uses Standards Not Listed Below

Street Level Active Uses (min Primary Street % within Build-To 
min/max range and with Street Level Active Uses)

75%

Street Level Nonresidential Active Uses (min Primary Street % 
within Build-To min/max range and with Street Level Active Uses)

na
50%

See Section 4.3.4
50%

See Section 4.3.4
50%

See Section 4.3.4
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SECTION 4.3 SUPPLEMENTAL DESIGN STANDARDS 
4.3.1 Building Height Areas

A. Intent
To vary the height and massing of buildings to respond to the surrounding context and create a 
transition to the lower heights allowed in adjacent areas.

B. Applicability
This Section 4.3.1 applies to all Primary Structures in this PUD-G 28. 

C. Standard

1. Maximum Building Height for Structures in specific areas of this PUD-G 28 shall be 
limited to 3, 4, 5 and 7 stories with maximum height in feet as indicated in the following 
table and Figure 4-1. 

MAXIMUM HEIGHT IN PUD-G 28

MAXIMUM HEIGHT IN STORIES MAXIMUM HEIGHT IN FEET

3 stories 45’

4 stories 60’

5 stories 70’

7 stories 89’

 

Figure 4-1: Building Height Limitations in this PUD-G 28

I

Subarea D

Subarea C Subarea B

Subarea A 27
TH

 S
TR

EE
T

26
TH

 S
TR

EE
T
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TH

 S
TR

EE
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LARIMER STREET

LAWRENCE STREET

EXISTING ALLEY 80’ +/- 10’

100’ +/- 10’

80
’ +

/-
 1

0’

7-story

4-story

3-story

3-story
80’ +/- 10’ 60’ +/- 10’

Not to Scale.  Illustrative Only.

2. The location of height definition areas in Subareas A, B, and D only may vary from the 
boundaries shown in the preceding figure by an amount not to exceed ten feet (10’) mea-
sured horizontally and parallel to the:
a. Lawrence Street Primary Zone Lot Line in Subarea A;
b. Larimer Street Primary Zone Lot Line in Subarea B; or
c. Larimer Street Primary Zone Lot Line or 26th Street Side Street Zone Lot Line in 

Subarea D.
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4.3.2 Upper Story Setbacks
A. Intent

To break down the general appearance of and provide additional pedestrian space between the 
tallest portions of buildings from the sidewalk edge.

B. Applicability
This Section 4.3.2 applies to all Primary Structures in Subarea C of this PUD-G 28. 

C. Standard
Any portion of a building that extends directly from the Street Level to the maximum 7 stories 
in height shall at least meet the required minimum upper story setback above 3 stories or 45 
feet as set forth in the building form table.

4.3.3 Limitation on Visible Parking Above Street Level
A. Intent

To minimize the visibility, and impacts of structured parking and promote visual interest on 
upper story building facades.

B. Applicability
This Section 4.3.3 applies to all Primary Structures in this PUD-G 28 that are greater than 5 sto-
ries or 70 feet in height (excluding permitted height exceptions) and include structured parking 
above Street Level. 

C. Standard

1. Uses that meet the Limitation on Visible Parking Above Street Level shall occupy floor 
area above Street Level for a minimum depth of 15 feet from the Primary or Side Street 
frontage (may include the depth of recessed balcony or terrace areas and insets for build-
ing articulation up to 10 feet in depth) to wrap structured parking.

2. Uses that meet the Limitation on Visible Parking Above Street Level shall include all 
primary uses, but shall not include Parking Spaces or Parking Aisles for the minimum 
specified percentage of the Primary or Side Street-facing  Zone Lot Width.

4.3.4 Street Level Nonresidential Active Uses
A. Intent

To promote activity on the street and sidewalk and encourage a vibrant urban environment 
with uses accessible to the general public.

B. Applicability
This Section 4.3.4 applies to all Primary Structures in Subareas B, C, and D of this PUD-G 28. 

C. Standard

1. Street Level nonresidential active uses include all permitted primary uses except the fol-
lowing:
a. Dwelling, Single Unit; 
b. Dwelling, Two Unit
c. Dwelling, Multi-Unit;
d. Dwelling, Live / Work;
e. Automobile Services, Light;
f. Mini-storage Facility; or
g. Wholesale Trade or Storage, Light.
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2. Street Level nonresidential active uses include all permitted accessory uses except the 
following:
a. Accessory uses associated with primary uses prohibited by Section 4.3.4.C.1;
b. Outdoor Storage, General;
c. Outdoor Storage, Limited;
d. Car Wash Bay Accessory to Automobile Services or Hotel Uses; or
e. Drive Through Facility Accessory to Eating/Drinking Establishments and to Retail 

Sales, Service, and Repair Uses.

3. Street Level nonresidential active uses shall not include Parking Spaces or Parking Aisles.

4. Street Level nonresidential active uses shall occupy Street Level floor area for a minimum 
depth of 15 feet (may include the depth of a recessed entrance allowed to meet minimum 
pedestrian access standards). 

5. The portion of the building facade that meets the Street Level nonresidential active use 
requirement shall contain at least one window or door that meets the requirements in 
Denver Zoning Code Section 13.1.6.3, Street Level Activation.

6. The length of any build-to alternatives permitted by Section 4.4.1, except the Private Open 
Space alternative, shall not apply toward the required percentage of Street Level building 
frontage that must be occupied by Street Level nonresidential active uses.

4.3.5 Other Supplemental Design Standards in Underlying Zone Districts
All other applicable Supplemental Design Standards set forth in Denver Zoning Code Section 6.3.5 
(Subarea A) and Section 7.3.5 (Subareas B, C, and D) shall apply to this PUD-G 28.

SECTION 4.4 DESIGN STANDARD ALTERNATIVES 
4.4.1 Required Build-to Alternatives

A. Intent
To help define the public realm and enhance the visual quality of the built environment where it 
is not possible to define the street and public sidewalk edge with building facades.

B. Applicability
This Section 4.4.1 applies to all Primary Structures in this PUD-G 28

C. Alternative
The following alternatives may be used singularly or in combination as alternatives to a re-
quired build-to standard in this PUD-G 28 and may count toward the required build-to no more 
than as described in the following table, provided all alternatives meet the requirements stated 
in Denver Zoning Code Section 13.1.5.7.E, Build-to Alternative Requirements:

REQUIRED BUILD-TO ALTERNATIVES

PRIVATE OPEN 
SPACE  

(MAX % OF 
BUILD-TO)

GARDEN WALL  
(MAX % OF 
BUILD-TO)

GARDEN WALL 
WITH COVERED 

SEATING FOR 
PEDESTRIANS  

(MAX % OF 
BUILD-TO)

PERGOLA  
(MAX % OF 
BUILD-TO)

ARCADE  
(MAX % OF 
BUILD-TO)

25% 25%* 30%* 30%* 100%

*If used in combination with each other, the garden wall, garden wall with covered seating for pedes-
trians and pergola alternatives may count toward no more than 30% of required build-to.
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4.4.2 Street Level Transparency Alternatives
A. Intent

To provide visual interest on building facades, to activate the public street and sidewalk, and 
enhance the visual quality of the built environment along Street Level facade areas where win-
dows do not provide sufficient transparency.

B. Applicability
This Section 4.4.2 applies to all Primary Structures in this PUD-G 28

C. Allowance
The following alternatives may be used singularly or in combination as alternatives to a re-
quired transparency standard in this PUD-G 28 and may count toward required transparency 
no more than as described in the table below, provided all alternatives meet the requirements 
stated in Denver Zoning Code Section 13.1.6.3.A.5, Transparency Alternative Requirements:

TRANSPARENCY ALTERNATIVES

ZONE LOT LINE  
DESIGNATION

DISPLAY CASES 
AND AUTOMATED 

TELLER MA-
CHINES  
(MAX)

WALL DESIGN 
ELEMENTS  

(MAX)

PERMANENT 
OUTDOOR  

EATING / SERVING 
AREAS  
(MAX)

PERMANENT ART 
(MAX)

COMBINATION 
OF ALTERNATIVES 

(MAX)

Primary and Side 
Street

0% 50% 0% 50% 80%

4.4.3 Other Design Standard Alternatives in Underlying Zone Districts
All other applicable Design Standard Alternatives set forth in Denver Zoning Code Section 6.3.6 (Sub-
area A) and Section 7.3.6 (Subareas B, C, and D) shall apply to this PUD-G 28.

SECTION 4.5 DESIGN STANDARD EXCEPTIONS 
4.5.1 Height Exceptions

A. Intent
To allow building features to exceed maximum height for utility purposes and/or limited recre-
ation or building amenities in the higher intensity zone districts/larger forms.

B. Applicability
This Section 4.5.1 applies to all Primary Structures in this PUD-G 28.

C. Exception
Height exceptions for Primary Structures set forth in Denver Zoning Code Section 6.3.7.1.C, 
Height Exceptions (Subarea A) or Section 7.3.7.1.C, Height Exceptions (Subareas B, C, and D) 
shall apply with the following exceptions, additions, and modifications:

1. A Parapet Wall and/or Safety Railing to may encroach into the upper story setback up to a 
maximum of 5 feet.

2. No height exception shall exceed the maximum building height in feet set forth by Section 
4.2.2, District Specific Standards, or Section 4.3.1, Building Height Areas, of this PUD-G 28 
by more than 15 feet.

4.5.2 Other Design Standard Exceptions in Underlying Zone Districts
All other applicable Design Standard Exceptions set forth in Denver Zoning Code Section 6.3.7 (Sub-
area A) and Section 7.3.7 (Subareas B, C, and D) shall apply to this PUD-G 28.
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SECTION 4.6 INTEGRATION OF EXISTING FACADES 
4.6.1 Intent

To maintain exterior design features and architectural elements that contribute to the character and 
context of the neighborhood.

4.6.2 Applicability
This Section 4.6 applies to all Primary Structures in Subarea B of this PUD-G 28.

4.6.3 Standard
The 2-story brick façade of the Structure at 2644 Larimer St. shall be repaired and integrated into any 
new development in Subarea B, as shown in Figure 4-2. Elements to be retained or reinstated in their 
original configuration include:

A. Decorative masonry cornice at the top of the second story

B. Second-story arched window openings with irregular spacing

C. Shopfront with inset doorway and display windows

 

Figure 4-2: Facade Integration in this PUD-G 28
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CHAPTER 5.  USES AND REQUIRED MINIMUM PARKING
SECTION 5.1 USES
All uses established in this PUD-G 28 shall conform to Denver Zoning Code Division 6.4, Uses and Required 
Minimum Parking, as applicable to the G-RX-5 Zone District (Subarea A), or Division 7.4, Uses and Required 
Minimum Parking, as applicable to the C-MX-5 Zone District (Subareas B and D) and C-MX-8 Zone District 
(Subarea C), as amended from time to time.

SECTION 5.2 REQUIRED MINIMUM PARKING
All uses established in this PUD-G 28 shall conform to the minimum vehicle and bicycle parking requirements 
set forth in Denver Zoning Code Division 6.4, Uses and Required Minimum Parking, as applicable to the G-RX-5 
Zone District (Subarea A), or Division 7.4, Uses and Required Minimum Parking, as applicable to the C-MX-5 
Zone District (Subareas B and D) and C-MX-8 Zone District (Subarea C), as amended from time to time.
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CHAPTER 6.  ADDITIONAL STANDARDS
SECTION 6.1 ARTICLE 1 OF THE DENVER ZONING CODE
6.1.1 Applicability

Development in this PUD-G 28 shall conform to Denver Zoning Code Article 1, General Provisions, as 
amended from time to time.

SECTION 6.2 ARTICLE 9 OF THE DENVER ZONING CODE
6.2.1 Applicability

Development in this PUD-G 28 shall conform to Denver Zoning Code, Article 9, Special Districts, as 
amended from time to time, with the following exceptions, additions, and modifications:

6.2.2 Amendments to Approved PUD District Plans 
This PUD-G 28 may be amended by subarea, platted lots, or mete and bounds parcels, as allowed in 
Denver Zoning Code, Section 9.6.1.4, Amendment to Approved PUD District Plans. 

SECTION 6.3 ARTICLE 10 OF THE DENVER ZONING CODE
6.3.1 Applicability

Development in this PUD-G 28 shall conform to Denver Zoning Code Article 10, General Design Stan-
dards, as applicable to the G-RX-5 Zone District (Subarea A), C-MX-5 Zone District (Subareas B and 
D), or C-MX-8 Zone District (Subarea C), as amended from time to time, with the following exceptions, 
additions, and modifications:

6.3.2 Bicycle Parking 
Bicycle parking required by Denver Zoning Code, Section 10.4.3, Bicycle Parking, may be provided on 
any Zone Lot within this PUD-G 28 regardless of whether the use generating the minimum required 
bicycle parking is also located on the same Zone Lot. 

6.3.3 Loading 
On-site loading spaces required by Denver Zoning Code, Section 10.4.8, Loading, may be provided on 
any Zone Lot within this PUD-G 28 regardless of whether the use generating the minimum required 
on-site loading spaces is also located on the same Zone Lot.

SECTION 6.4 ARTICLE 11 OF THE DENVER ZONING CODE
6.4.1 Applicability

Establishment of uses in this PUD-G 28 shall conform to Denver Zoning Code, Article 11, Use Limita-
tions and Definitions, as applicable to the G-RX-5 Zone District (Subarea A), C-MX-5 Zone District 
(Subareas B and D), or C-MX-8 Zone District (Subarea C), as amended from time to time.

SECTION 6.5 ARTICLE 12 OF THE DENVER ZONING CODE
6.5.1 Applicability

All development in this PUD-G 28 shall conform to Denver Zoning Code, Article 12, Procedures and 
Enforcement, as amended from time to time.

SECTION 6.6 ARTICLE 13 OF THE DENVER ZONING CODE
6.6.1 Applicability

All development in this PUD-G 28 shall conform to Denver Zoning Code, Article 13, Rules of Measure-
ment and Definitions, as amended from time to time, with the following exceptions, additions, and 
modifications:
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6.6.2 Rules of Measurement for Siting Form Standards
A. Determination of Primary and Side Street Zone Lot Lines

1. Intent
To determine Zone Lot Lines that address the site’s unique attributes, including promi-
nent commercial frontages on Larimer Street, pedestrian and bicycle-focused frontages 
along 26th Street and 27th Street, and the transition to more residential character on 
Lawrence Street. 

2. Applicability
This Section 6.6.2.A applies to all Zone Lots in this PUD-G 28. 

3. Standard
Determination of Zone Lot Lines provide a reference for measurement of standards 
related to building form and placement (e.g. build-to, transparency, street level activation, 
Private Open Space), as referenced in Chapter 4 of this PUD-G 28. Denver Zoning Code 
Section 13.1.5.2, Determination of Primary Street Zone Lot Line, Side Street Zone Lot 
Line, Side Interior Zone Lot Line, and Rear Zone Lot Line for All Zone Districts EXCEPT CC, 
MX, MS, C-CCN, D-AS-12+, D-AS-20+, D-CPV-T, D-CPV-R, and D-CPV-C Zone Districts, and 
Section 13.1.5.3 Determination of Primary Street, Side Street, Side Interior, and Rear Zone 
Lot Lines for all CC, MX, and MS Zone Districts, shall not apply. Instead, the following Zone 
Lot Line determinations shall apply to development within PUD-G 28, and administrative 
adjustments or variances to such determinations are prohibited:
a. The Zone Lot Line abutting Larimer Street is designated as a Primary Street Zone 

Lot Line [(A) in Figure 6-1]
b. The Zone Lot Line abutting 27th Street is designated as a Side Street Zone Lot Line 

[(B) in Figure 6-1].
c. The Zone Lot Line abutting Lawrence Street is designated as a Primary Zone Lot 

Line [(C) in Figure 6-1].
d. The Zone Lot Line abutting 26th Street is designated as a Side Street Zone Lot Line 

[(D) in Figure 6-1].

Figure 6-1: Primary and Side Street Zone Lot Lines in this PUD-G 28
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B. Required Private Open Space Standards

1. Intent
a. To create quality privately owned and maintained open spaces that provide visual 

interest, activate the pedestrian realm, and are adjacent and connected to sur-
rounding public right of way.

b. To ensure that open space is publicly accessible, while still allowing for special 
events and programming.

c. To utilize open space to provide pedestrian connections through the PUD-G 28 area.

2. Applicability
This Section 6.6.2.B applies to Subareas A, B, and C of this PUD-G 28. 

3. Standards
Private Open Space in this PUD-G 28 shall conform to Denver Zoning Code Section 
13.1.6.1.B, Private Open Space, as amended from time to time, with the following excep-
tions, additions, and modifications.
a. Private Open Space shall be located on the Zone Lot(s) within the boundaries of 

Subareas A, B, and C, and calculated as a percentage (%) using the total area of 
Private Open Space, subject to the below requirements, divided by the total gross 
square footage of all Zone Lots within the boundaries of Subareas A, B, and C, and 
multiplied by 100.

b. The rule of measurement that a Private Open Space shall be fully visible from a 
Primary Street or Side Street shall not apply.

c. The rule of measurement requiring at least one Minimum Contiguous Area shall not 
apply.

d. Private Open Space shall be connected and contiguous and provide publicly acces-
sible pedestrian connections with a minimum width of twelve feet (12’) between 
26th Street, Lawrence Street, and Larimer Street.

e. At least 60% of Private Open Space shall be open to the sky, but canopies, awnings 
and other unenclosed structures are allowed within the total area open to the sky.  
The Private Open Space may include tables, chairs, benches, sculptures, planters, 
movable kiosks and carts, signage, public art, landscaping, outdoor seating (al-
located to retailers or the general public), fountains and water features, plantings, 
and other similar elements.  

f. The Private Open Space may not be enclosed in its entirety by railings, fences, gates, 
or walls that do not allow public access during business hours.  

g. Private Open Space may include the operation of any unenclosed primary, acces-
sory or temporary uses permitted by this PUD-G 28.

h. Private Open Space may include Private Open Space used as a Build-to alternative.
i. Reasonable and customary rules and regulations for the development, construction, 

use, occupation, and management of the Private Open Space may be established, 
posted and enforced by the owner(s) of the PUD Property with the intent of man-
aging public health, safety and welfare and shall permit the owner(s) of the PUD 
Property to temporarily close all or a part of the Private Open Space to the public in 
connection with: initial construction; the right of tenants; occasional private events; 
safety and security; and maintenance, repair, snow removal and cleaning.   
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CHAPTER 7.  RULES OF INTERPRETATION
Subject to Chapter 7 of this PUD-G 28, whenever a section of the Denver Zoning Code is referred to in this 
PUD-G 28, that reference shall extend and apply to the section referred to as subsequently amended, recodi-
fied, or renumbered; provided, however, if a section of the Denver Zoning Code, as subsequently amended, 
recodified, or renumbered conflicts with a provision of this PUD-G 28, this PUD-G 28 shall control.

CHAPTER 8.  VESTED RIGHTS
This PUD-G 28 shall be established in accordance with Denver Zoning Code Section 9.6.1.2.C, Vested Rights, 
and Section 9.6.1.5, Vested Rights, and vested property rights shall be created 90 days after the effective date 
of the ordinance approving this PUD-G 28. The property rights vested through approval of this PUD-G 28 shall 
remain vested for a period of 3 years and shall include the right to commence and complete development of 
and the right to use the site in accordance with the intent, standards, and uses set forth in the Denver Zoning 
Code, as amended from time to time, except as expressly modified by this PUD-G 28.
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