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Staff Report and Recommendation 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval for Application 
#2021I-00227. 
 

Request for Rezoning 
Address: 3275 & 3315 Denargo Street 
Neighborhood/Council District: Five Points / Council District 9 
RNOs: Denver North Business Association, Reclaim the Eastside, RiNo 

Art District, The Heart of Five Points, United Community Action 
Network (UCAN), United Northeast Denver Residents, Inter-
Neighborhood Cooperation (INC) 

Area of Property:   166,598 square feet or 3.83 acres 
Current Zoning:    I-B, UO-2 
Proposed Zoning:   C-MX-16, DO-7 
Property Owner(s):   JV Lodo Denargo, LLC. 
Owner Representative:   Sarah Komppa, Tryba Architects 
 

Summary of Rezoning Request 
• The subject site consists of two parcels and is in the Five Points statistical neighborhood near 

the southwest corner of Denargo Street and Delgany Street.  
• The properties, owned by JV Lodo Denargo, LLC., are occupied by a self-storage facility and an 

industrial warehouse. 
• The property is currently zoned I-B, UO-2 which is a general industrial district that includes a 

billboard use overlay. The zone district allows general industrial uses and unlimited height. 
• The applicant is requesting this rezoning to enable mixed-use development. Concurrent with 

this rezoning, the applicant is proposing to record an agreement that would ensure the 
development of affordable housing units on the subject site. 

• The proposed zone district, C-MX-16, DO-7, can be summarized as follows: 
o The C-MX-16 zone district stands for Urban Center, Mixed Use, with a maximum height 

of 16 stories, or 200 feet. The C-MX zone districts allow a wide range of residential and 
commercial uses with minimum build-to and increased transparency requirements 
intended to promote active pedestrian areas on public streets. 

o The River North Design Overlay (DO-7) is intended to promote high-quality, human-scale 
design, vibrant pedestrian-oriented streets, and active transportation. These design 
standards mandate a higher design quality and street level activation than the C-MX 
base zone district and the overlay would apply to the entire subject site. 

 
 

http://www.denvergov.org/CPD
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Existing Context  
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The subject site is located within the Five Points Neighborhood in an area commonly referred to as River 
North, or RiNo. Over the past several years, the area has been transitioning from industrial uses to a 
dense mix of residential and commercial uses. Many new uses have repurposed formerly industrial 
buildings while new buildings are typically of the General and Shopfront forms, with minimal setbacks 
and structured parking. Older buildings are often single-story, while newer development ranges from 4 
to 7 stories, though taller buildings are planned in the immediate vicinity. Due to the area’s industrial 
history, as well as natural and built barriers, the street network is less orthogonal than that of typical 
urban center zone districts, but detached sidewalks with tree lawns and street parking are becoming 
more prevalent. 
 
The subject site is approximately one mile from the 38th and Blake commuter rail station and is 
immediately adjacent to the Burlington Northern Santa Fe railroad. Bus routes within walking distance 
of the site include 120X, 8, LX, 38, FF, and LD at Park Avenue and Delgany Street and route 48 along 
Broadway / Brighton Boulevard. Bike facilities in the vicinity include shared-use paths on Park Avenue 
and Broadway, a protected bike lane on Brighton Boulevard, and a multi-use trail along the South Platte 
River. Nearby destinations include Coors Field, The Denver Central Market and The Source food halls, 
and Larimer Street. 
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The following table summarizes the existing zoning proximate to the subject site:  
 

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

Street Pattern 

Site I-B, UO-2 Mini-storage and 
industrial 

2-story mini-storage office 
building and two large 1-story 
warehouses 

The Denargo Market 
area is cut off by 
railroads on two sides 
and the South Platte 
on another. Major 
street connections are 
provided to Park Ave. 
and Broadway/ 
Brighton Blvd. The 
block pattern is 
irregular. Vehicle 
parking is provided in 
structures for new 
residential buildings 
and in surface lots for 
industrial uses. 
 

North PUD-G #12 Multi-Unit 
Residential  

7-story multi-unit residential 
structure 

South C-MX-16, DO-7 Food processing 

1-story warehouse with loading 
docks and large surface parking 
lot  
 

East C-MX-16, DO-7 
Multi-Unit 
Residential and 
Vacant 

5-story multi-unit residential 
structure and a vacant 11.19-
acre parcel 

West I-B, UO-2 Railroad junction N/A 
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1. Existing Zoning  
 

 
 
The existing zoning on the subject property is I-B, UO-2 which is a general industrial district that includes 
a billboard use overlay. The I-B district is “intended to be an employment area containing industrial uses 
that are generally more intensive than uses permitted in the I-A zone district. The overall purpose of the 
district is to promote industrial development and economic activity. No new residential uses may be 
established in the I-B zone district in order to promote and continue a stable employment base for the 
city” (DZC 9.1.2.1.C). The zone district allows general industrial uses and unlimited height, except in 
areas within 175 feet of a protected district, of which there are none in proximity to this site. However, 
the district does limit Floor Area Ratio to 2.0 for the allowed General and Industrial building forms. The 
district doesn’t specify a build-to standard but does establish a 20-foot minimum setback from a Primary 
Street and a 10’ setback from a Side Street. Surface parking is allowed between the building and the 
Primary and Side Streets. The district doesn’t specify transparency or pedestrian access standards. A 
Multi-Unit Dwelling would require 1.25 parking spaces per unit. 
 
The UO-2 Billboard Use Overlay District allows “outdoor general advertising device” signs defined in 
Article 13. Currently, there are no billboards on the subject site and the applicant is not requesting to 
retain the UO-2 overlay. For additional details of the UO-2 district, see DZC Sections 9.1.3.3 and 9.4.5.11. 
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2. Existing Land Use Map  
 

 
 

3. Existing Building Form and Scale 
 
All images are from Google Street View. 

 

 
Subject site, aerial view, looking west 
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Subject site, facing west from Delgany Street 

 

 
South of the subject site, facing west from Delgany Street 

 

 
West of the subject site, facing east from Park Avenue West 
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North of subject site, facing west from Denargo Street 

 

 
East of subject site, facing east from Denargo Street 

 
Proposed Zoning 
 
C-MX-16 Zone District  
The requested C-MX-16 zone district is “intended to promote safe, active, and pedestrian-scaled, diverse 
areas through the use of building forms that clearly define and activate the public street edge” (Section 
7.2.2.1). The district allows a variety of residential, civic, commercial, and industrial uses. The maximum 
height is 200 feet with allowable encroachments. The minimum Primary Street setback is 0’, except for 
the Town House building form which has a 10’ minimum Primary Street setback. The minimum build-to 
is 70% with 40% transparency on a Primary Street and 25% transparency on a Side Street. Surface 
parking is not allowed between the building and the Primary and Side Streets. Multi-unit dwellings 



Rezoning Application #2021I-00227 
3275 & 3315 Denargo Street 
July 28th, 2022 
Page 9 
 
require 0.75 parking spaces per unit. For additional details regarding building form standards in the C-
MX-16 zone district, see DZC Section 7.3.3.4. 
 
DO-7 (River North Design Overlay) 
The River North (RiNo) Design Overlay addresses a variety of urban design objectives. Per DZC Section 
9.4.5.11, the purpose of the overlay district is to promote high-quality, human-scale design, vibrant 
pedestrian-oriented streets, and active transportation. Specifically, the overlay addresses build-to 
requirements, residential setbacks, parking location and access, and building design such as mass 
reduction and transparency. The DO-7 sets forth the following requirements in addition to any base DZC 
zone district: 

• A 16-foot minimum street level height. 
• 50% transparency along primary streets (compared to 40% in the C-MX zone districts) and 40% 

transparency along side streets (compared to 25% in the C-MX zone districts). 
• For lots over 18,750 square feet in area or wider than 150 feet, 70% of all street level building 

frontages on Primary Streets must be occupied by street level nonresidential active uses. DZC 
Section 9.4.5.11.F.3 of the DO-7 overlay district defines street level nonresidential active uses 
by prohibiting several uses including all types of residential, Light Automobile Services, Mini-
Storage Facilities, and Light Wholesale Trade or Storage. 

• A limitation on visible parking above street level for structures over 5 stories or 70 feet in 
height. 

• Incremental mass reduction for stories 3-16, where buildings that are 16 stories in height must 
provide a 30% mass reduction 

 
Where standards in the DO-7 overlay zone district differ from standards in the C-MX-16 zone district, the 
DO-7 zone district standards shall apply. 
 
The primary building forms allowed in the existing zone district and the proposed zone district are 
summarized in the following table:  
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Design Standards I-B, UO-2 
(Existing) 

C-MX-16 
 (Proposed) 

DO-7  
(Proposed) 

Primary Building Forms 
Allowed General; Industrial Town House; General; 

Shopfront Underlying Zone District 

Height in Stories / Feet 
(max) NA 16/200’ Underlying Zone District 

Primary Street Build-To 
Percentage (min) NA Townhouse; General: 70% 

Shopfront: 75% 70% 

Primary Street Build-To 
Range (max) NA Non-residential: 0’ - 10’* 

Residential: 0’ - 15’*  
Non-residential: 0’ - 15’ 

Residential: 7’ - 20’ 

Primary Street Setback (min) 20’ 0’ to 10’* Non-residential: 0’ 
Residential: 7’ 

Side Street Build-To 
Percentage (min) NA Townhouse; General: NA 

Shopfront: 25% Underlying Zone District 

Street Level Height (min) NA NA 16’ 

Transparency, Primary 
Street NA 

Townhouse: NA  
General: 40% 

Shopfront – Non-residential: 
60%; Residential: 40% 

50% 

Street Level nonresidential 
active uses (min % of 
Primary Street/Key Street 
frontage meeting Build-To 
requirement) 

NA NA 70%/100% 

  *Standard varies between building forms 
 
Proposed Affordable Housing Agreement 
 
Concurrent with the rezoning, the applicant is also facilitating a voluntary affordable housing agreement 
to be signed and recorded by the property owner. The agreement would apply to the entirety of the 
site. General terms under discussion as of the writing of this report include a commitment to construct 
at least 10% of total units as income restricted units affordable to households earning 60% or less of 
Area Median Income. A minimum of 20% of the income restricted units would have two or more 
bedrooms. The income restricted units would remain affordable for a minimum period of 99 years. 
 
Summary of City Agency Referral Comments 
As part of the DZC review process, the rezoning application is referred to potentially affected city agencies 
and departments for comment.  A summary of agency referral responses follows: 
 
Assessor: Approved – No Comments 
 
Asset Management: Approved – No Comments 
 
Denver Public Schools: Approved – No Response 
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Department of Public Health and Environment: Approved – See Comments Below 

1. Will require additional information at Site Plan Review 
2. An area of buried historical urban fill is potentially located in the vicinity of the Site.  A map of 

potential areas of buried historical urban fill in Denver is available at 
https://www.denvergov.org/opendata/dataset/city-and-county-of-denver-historical-fill-areas.  
Historical urban fill can be associated with buried wastes, contaminated environmental media, 
and subsurface soil vapors, including methane gas.  If present in concentrated amounts, 
methane gas can be a safety concern.  The locations of buried fill areas are approximations and 
should not be used for detailed planning or engineering purposes. Based on potential 
subsurface impacts from historical uses at the property and in the area, along with the proposed 
residential or commercial use, the applicant should have assurance that surface and subsurface 
conditions are protective of worker health and safety during construction activities and for the 
future proposed site use.  If not already completed, the applicant should complete 
environmental site assessments prior to redevelopment to help determine the presence, nature 
and extent of potential contamination at the site and to identify specific cleanup needs.  If 
encountered during construction, contaminated soil, groundwater, and underground storage 
tanks should be properly managed in accordance with applicable regulations. 

 
Denver Parks and Recreation: Approved – No Comments 
 
Public Works – R.O.W.- City Surveyor: Approved – No Comments 
 
Development Services – Project Coordination: Approved – See Comments Below 

1. Will require additional information at Site Plan Review 
2. Project Coordinator does not take exception with proposed rezoning.  Zoning Review in 

compliance with DZC will follow with Development Services plan review. 
 
Development Services - Fire Protection: Approved – No Response 
 
Development Services – Transportation: Approved – No Response 
 
Development Services- Wastewater: Approved – See Comments Below 

1. DES Wastewater approves the subject zoning change.  The applicant should note that 
redevelopment of this site may require additional engineering including preparation of drainage 
reports, construction documents, and erosion control plans.  Redevelopment may require 
construction of water quality and detention basins, public and private sanitary and storm sewer 
mains, and other storm or sanitary sewer improvements.  Redevelopment may also require 
other items such as conveyance of utility, construction, and maintenance easements.  The 
extent of the required design, improvements and easements will be determined during the 
redevelopment process.  Please note that no commitment for any new sewer service will be 
given prior to issuance of an approved SUDP from Development Services. 
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Public Review Process 

 Date 

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

registered neighborhood organizations, and property 
owners: 

5/10/2022 

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

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

7/5/2022 

Planning Board Public Hearing (unanimous approval): 7/20/2022 

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

organizations, at least ten working days before the 
meeting: 

7/18/2022 

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

8/2/2022 

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

neighborhood organizations (tentative): 

8/22/2022 

City Council Public Hearing (tentative): 9/12/2022 
 

• Registered Neighborhood Organizations (RNOs): To date, staff has received one letter of 
support from the Heart of Five Points RNO. 
 

• Other Public Comment: To date, staff has received six additional letters of support. 
 
Criteria for Review / Staff Evaluation 
 
The criteria for review of this rezoning application are found in DZC, Sections 12.4.10.7 and 12.4.10.8, as 
follows: 

DZC Section 12.4.10.7 
1. Consistency with Adopted Plans 
2. Uniformity of District Regulations and Restrictions 
3. Public Health, Safety and General Welfare 
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DZC Section 12.4.10.8 
1. Justifying Circumstances 
2. Consistency with Neighborhood Context Description, Zone District Purpose, and Intent 

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

• Denver Comprehensive Plan 2040 (2019) 
• Blueprint Denver (2019)  
• River North Plan (2003) 

 
Denver Comprehensive Plan 2040 
The proposed rezoning is consistent with many of the adopted Denver Comprehensive Plan 2040 
strategies, which are organized by vision element.  
 
The proposed rezoning would allow for mixed-use development, including an increase in allowed 
housing density, while also enabling additional affordable housing units close to services and amenities. 
It is therefore consistent with the following strategies in the Equitable, Affordable, and Inclusive vision 
element: 

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

• Equitable, Affordable and Inclusive Goal 2 Strategy A – Create a greater mix of housing options 
in every neighborhood for all individuals and families (p. 28). 

 
The proposed rezoning would enable mixed-use infill development at a location where services and 
infrastructure are already in place. The proposed C-MX-16 zoning would allow for a broader variety of 
uses including housing, retail services, and employment while the DO-7 overlay will require enhanced 
building forms at an intensity consistent with the desire for urban, walkable, mixed-use neighborhoods 
around transit, and is therefore consistent with the following strategies in the Strong and Authentic 
Neighborhoods vision element: 

• Strong and Authentic Neighborhoods Goal 1, Strategy D – Encourage quality infill development 
that is consistent with the surrounding neighborhoods and offers opportunities for increased 
amenities (p. 34).  

• Strong and Authentic Neighborhoods Goal 2, Strategy D – Use urban design to contribute to 
economic viability, public health, safety, environmental well-being, neighborhood culture and 
quality of life (p. 34). 

 
Similarly, the land use pattern detailed in the previous paragraph is also consistent with the following 
strategies in the Environmentally Resilient vision element: 

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

• Environmentally Resilient Goal 8, Strategy B – Encourage mixed-use communities where 
residents can live, work, and play in their own neighborhoods (p. 54).  
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The requested map amendment will enable mixed-use development at an infill location where 
infrastructure is already in place. The requested C-MX-16 zone district broadens the variety of uses 
allowing residents to live, work and play in the area; therefore, the rezoning is consistent with Denver 
Comprehensive Plan 2040 recommendations.  
 
Blueprint Denver  
 
Blueprint Denver was adopted in 2019 as a supplement to Comprehensive Plan 2040 and establishes an 
integrated framework for the city’s land use and transportation decisions. Blueprint Denver identifies 
the subject site as “High Residential Area” within the “Urban Center” neighborhood context and 
provides guidance from the future growth strategy for the city.  
 
Blueprint Denver Future Neighborhood Context  
 

 
 
In Blueprint Denver, future neighborhood contexts are used to help understand differences in land use 
and built form and mobility options at a higher scale, between neighborhoods. The subject property is 
within the Urban Center Neighborhood Context. “This context contains high intensity residential and 
significant employment areas. Development typically contains a substantial mix of uses, with good street 
activation and connectivity” (p. 252). The proposed C-MX-16 zone district is part of the Urban Center 
context and is “intended to promote safe, active, and pedestrian-scaled diverse areas through the use of 
building forms that clearly activate the public street edge” and “the Mixed-Use districts are focused on 
creating mixed, diverse neighborhoods” (DZC 7.2.2.1). Since the proposed district allows a mix of uses 
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and allowable building forms that contribute to street activation, the proposed rezoning to an Urban 
Center context is appropriate and consistent with the plan. 
 
Blueprint Denver Future Places and Street Types 
 

 
 
The Future Places map designates the subject property as a High Residential Area. Blueprint Denver 
describes the aspirational characteristics of High Residential Areas in the Urban Center context as having 
a “high mix of uses throughout including many large-scale multi-unit residential uses. Commercial uses 
are prevalent. Buildings are the tallest of the residential places of this context. There is high lot coverage 
and shallow setbacks” (p. 260). Consistent with this guidance, the proposed C-MX-16 district combined 
with the design overlay provides for a mix of uses and stringent building form standards that create an 
active street level presence. Given the High Residential height guidance in Blueprint Denver, the 
requested 16-story district height is consistent with the surrounding context and appropriate for High 
Residential in this location. 
 
Blueprint Denver classifies Denargo Street as a Mixed-Use Collector. According to the plan, this street 
type supports a “varied mix of uses including retail, office, residential and restaurants. Buildings are 
pedestrian-oriented, typically multi-story, usually with high building coverage with a shallow front 
setback” (p. 159). The proposed C-MX-16 zone district with the DO-7 design overlay would allow a mix 
of residential and commercial uses at an intensity and orientation consistent with this street type 
classification. 
 



Rezoning Application #2021I-00227 
3275 & 3315 Denargo Street 
July 28th, 2022 
Page 16 
 
Growth Strategy 
 

 
 
Blueprint Denver designates the subject property as part of a High Residential Area in an Urban Center 
neighborhood context. High and High-Medium Residential Areas in Downtown and Urban Center 
neighborhood contexts are anticipated to see 15% of new housing growth and 5% of new employment 
growth by 2040 (p. 50-51). Focusing growth in these areas helps to provide a variety of housing, jobs, 
and entertainment options within a comfortable distance to all Denverites and is a key element of 
building complete neighborhoods throughout Denver (p. 49). The proposed map amendment to C-MX-
16 will allow for continued residential and employment growth in a High Residential Area where it has 
been determined to be most appropriate. Therefore, the proposed rezoning is consistent with the 
Blueprint Denver growth strategy. 
 
Other Applicable Blueprint Denver Policy Recommendations and Strategies 
The proposed rezoning, with the inclusion of a design overlay, is also consistent with policies and 
strategies related to creating exceptional design outcomes in high-profile areas throughout Denver. 
“Mixed-use buildings should engage the street level and support pedestrian activity. The bulk and scale 
should be respectful of the surrounding character” (p. 102). 

• Land Use & Built Form: Design Quality & Preservation Policy 3, Strategy D – Use design overlays 
in limited areas to direct new development towards a desired design character unique to the 
area that cannot be achieved through other tools. Design overlays are most effective where a 
design vision has been articulated through a planning process (p. 102). 
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River North Plan (2003) 
The River North Plan was adopted by City Council in 2003 and applies to the subject property. It 
designates the area Residential Mixed-Use and includes specific recommendations for the Denargo 
Market area, including “facilitate the redevelopment of the Denargo Market area into an exciting mixed-
use community” (p. 59). 
 

 
 
The plan recommends “Residential Mixed-Use zoning, Commercial Mixed-Use zoning, or a combination 
of both” for the Residential Mixed-Use areas (p. 84). The plan recommendations for the Denargo Market 
area are to “create a compact, mixed-use, pedestrian friendly development” and “ensure that urban 
design reinforces the pedestrian-oriented and transit-supportive character of the area and creates 
friendly and useable public spaces” (p. 76). The plan does not include specific building height 
recommendations, but suggests there should be “appropriate massing, scale, building heights and 
building size for new development with height limits along the South Platte River” (p. 76). This site is not 
located along the river where such height limits would apply. 
 
The proposed C-MX-16 zone district would be consistent with the recommendations of the River North 
Plan by allowing residential, office, and retail uses in a pedestrian-friendly form. The allowed 16-story 
maximum height is appropriate for an urban development near downtown. The design and build-to 
requirements of the C-MX-16 zone district, in conjunction with the River North design overlay, would 
ensure an urban form compatible with a new, pedestrian-oriented development. 
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2. Uniformity of District Regulations and Restrictions 
 
The proposed rezoning to C-MX-16, DO-7 will result in the uniform application of zone district building 
form, use and design regulations. 
 

3. Public Health, Safety and General Welfare 
 
The proposed official map amendment furthers the public health, safety, and general welfare through 
implementation of the city’s adopted land use plan. The proposed rezoning would also facilitate 
increased housing density near services and amenities and foster the creation of a walkable, urban area 
within proximity to downtown. As such, a broadened mix of uses and mobility improvements can 
provide better health outcomes through increased physical activity and lessen the need for driving as 
services and amenities can be accessed within walkable and bikeable distances. 
 

4. Justifying Circumstance 
 
The application identifies several changed or changing conditions as the justifying circumstance under 
DZC Section 12.4.10.8.A.4, “Since the date of the approval of the existing Zone District, there has been a 
change to such a degree that the proposed rezoning is in the public interest. Such change may include: 
(a.) Changed or changing conditions in a particular area, or in the city generally; or, (b.) A City adopted 
plan…” 
 
Recent physical changes near the subject site include several new apartment buildings in the Denargo 
Market area, reconstruction of Brighton Boulevard, the addition of bicycle and pedestrian connections 
through the area, and new neighborhood park. The character of River North, and Denargo Market in 
particular, is rapidly changing and the rezoning request is justified to recognize the changing conditions.  
 
In addition, the City has adopted the Comprehensive Plan 2040 and Blueprint Denver since the approval 
of the existing I-B, UO-2 zone district. As stated throughout this report, the proposed rezoning meets the 
intent of these plans. The application also is justified by DZC Section 12.4.10.8.A.5, which says “It is in 
the public interest to encourage a departure from the existing zoning through application of 
supplemental 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.” This application 
proposes applying the supplemental zoning regulations of the DO-7.  As further detailed below, 
application of the DO-7 to this site is consistent with the intent and purpose of the Design Overlay 
district, supplementing the otherwise generally applicable zone district standards with additional design 
limits appropriate to the River North area. 
 

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

 
As described in the Denver Zoning Code, the General Character of the Urban Center (C-) district will 
include “multi-unit residential and mixed-use commercial strips and commercial centers.” It is also 
described as follows: “Multi-unit residential uses are typically in multi-story mixed use building forms. 
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Commercial buildings are typically Shopfront and General forms. Multi-unit residential uses are 
primarily located along residential collector, mixed-use arterial, and local streets. Commercial uses are 
primarily located along main and mixed-use arterial streets.” This rezoning request is to bring the 
subject Property’s zoning into conformance with existing and proposed zoning in the surrounding 
neighborhood, i.e. mostly a mix of C-MX districts. 
 
According to the zone district intent stated in the Denver Zoning Code, the C-MX-16 district “applies to 
areas or intersections primarily served primarily by major arterial streets where a building scale of 3 to 
16 stories is desired” (DZC Section 7.2.2.2.E). The site is located on a collector street but is in an area 
served by nearby arterial streets. The nearest arterial streets are two blocks east (Broadway/Brighton 
Boulevard) and two blocks south (Park Avenue West). Thus, the street classifications and desired 
building heights in this area are consistent with the zone district purpose and intent statements. 
 
The River North Design Overlay (DO-7) has many purposes including “implement adopted plans; 
promote creative, high-quality, design in the general area covered by the adopted 38th and Blake 
Station Area Height Amendments and the RiNo Business Improvement District; provide flexibility to 
support the diverse design traditions of RiNo; activate the South Platte River frontage to promote the 
river as a neighborhood asset; maintain human scale and access to daylight as heights and densities 
increase throughout the district; promote vibrant pedestrian street frontages with active uses and 
street-fronting building entries; provide transitions between residential frontages and mixed-use 
streets; ensure that buildings are designed to adapt to new uses as the district changes and evolves; 
promote active transportation options, such as walking and biking; minimize potential conflict points 
between pedestrians and motor vehicles; minimize the visibility of surface and structured parking areas 
for vehicles; and encourage small, privately-owned, open spaces to increase design diversity along the 
street frontage and support pedestrian activity.” (DZC Section 9.4.5.11.B). The site, with its proximity to 
the South Platte River and adjacency to the newly reconstructed Brighton Boulevard warrants special 
attention to detail with regards to activation, building entries and other human-scaled elements. The 
site is located within the area of the RiNo Business Improvement District.  Thus, the proposed map 
amendment is consistent with the purpose statements of the design overlay district. 
 
Attachments 

1. Application 
2. Public Comment 
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Zone Map Amendment (Rezoning) - Application 

PROPERTY OWNER INFORMATION* 

□ CHECK IF POINT OF CONTACT FOR APPLICATION 

□ CHECK IF POINT OF CONTACT FOR FEE PAYMENT*** 

PROPERTY OWNER(S) REPRESENTATIVE** 

□ CHECK IF POINT OF CONTACT FOR APPLICATION 

□ CHECK IF POINT OF CONTACT FOR FEE PAYMENT*** 

Property Owner Name Representative Name 

Address Address 

City, State, Zip City, State, Zip 

Telephone Telephone 

Email Email 

*All standard zone map amendment applications must be initiated
by owners (or authorized representatives) of at least 51% of the total 
area of the zone lots subject to the rezoning. See page 4. 

**Property owner shall provide a written letter authorizing the repre-
sentative to act on his/her behalf. 

***If contact for fee payment is other than above, please provide 
contact name and contact information on an attachment. 

SUBJECT PROPERTY INFORMATION 

Location (address): 

Assessor’s Parcel Numbers: 

Area in Acres or Square Feet: 

Current Zone District(s): 

PROPOSAL 

Proposed Zone District: 

PRE-APPLICATION INFORMATION 

In addition to the required pre-application meeting with 
Planning Services, did you have a concept or a pre-appli-
cation meeting with Development Services? 

□ Yes - State the contact name & meeting date 
□ No - Describe why not (in outreach attachment, see bottom of p. 3)

Did you contact the City Council District Ofce regarding 
this application ?  

□ Yes - if yes, state date and method 
□ No - if no, describe why not  (in outreach attachment, see bottom of p. 3) 
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REZONING REVIEW CRITERIA (ACKNOWLEDGE EACH SECTION) 

General Review Criteria 
DZC Sec. 12.4.10.7.A 

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

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

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

1. Denver Comprehensive Plan 2040 

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

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

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

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

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

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

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

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

Review Criteria for Non-
Legislative Rezonings:  

DZC Sec. 12.4.10.8 

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

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

Justifying Circumstances - One of the following circumstances exists:

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

□ inadequate drainage; 
Since the date of the approval of the existing Zone District, there has been a change to such a degree that the 
proposed rezoning is in the public interest. Such change may include: 

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

b. A City adopted plan; or 

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

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

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

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

In the review criteria narrative attachment, please provide a separate section describing how the rezoning aligns with 
a) the proposed district neighborhood context description,  b) the general purpose statement, and c) the specifc intent 
statement found in the Denver Zoning Code. 
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REQUIRED ATTACHMENTS 

Please check boxes below to afrm the following required attachments are submitted with this rezoning application: 

□ Legal Description of subject property(s). Submit as a separate Microsoft Word document. View guidelines at: https://www.denvergov. 
org/content/denvergov/en/transportation-infrastructure/programs-services/right-of-way-survey/guidelines-for-land-descriptions.html 

□ Proof of ownership document for each property owner signing the application, such as (a) Assessor’s Record, (b) Warranty deed, or (c) Title 
policy or commitment dated no earlier than 60 days prior to application date. If the owner is a corporate entity, proof of authorization for 
an individual to sign on behalf of the organization is required. This can include board resolutions authorizing the signer, bylaws, a State-
ment of Authority, or other legal documents as approved by the City Attorney’s Ofce. 

□ Review Criteria Narratives. See page 2 for details. 

ADDITIONAL ATTACHMENTS (IF APPLICABLE) 

Additional information may be needed and/or required. Please check boxes below identifying additional attachments provided with this ap-
plication. 

□ Written narrative explaining reason for the request (optional) 

□ Outreach documentation attachment(s). Please describe any community outreach to City Council district ofce(s), Registered Neigh-
borhood Organizations (RNOs) and surrounding neighbors. If outreach was via email- please include email chain. If the outreach was con-
ducted by telephone or meeting, please include contact date(s), names and a description of feedback received. If you have not reached 
out to the City Council district ofce, please explain why not. (optional - encouraged ) 

□ Letters of Support. If surrounding neighbors or community members have provided letters in support of the rezoning request, please 
include them with the application as an attachment (optional). 

□ Written Authorization to Represent Property Owner(s) (if applicable) 

□ Individual Authorization to Sign on Behalf of a Corporate Entity (e.g. if the deed of the subject property lists a corporate entity such 
as an LLC as the owner, this is document is required.) 

□ Other Attachments. Please describe below.  

2021i-00227  
 

May 9, 2022   $2500   PD  CC

mailto:rezoning%40denvergov.org?subject=
https://www.denvergov.org/content/denvergov/en/transportation-infrastructure/programs-services/right-of-way-survey/guidelines-for-land-descriptions.html
https://www.denvergov.org/content/denvergov/en/transportation-infrastructure/programs-services/right-of-way-survey/guidelines-for-land-descriptions.html


Rezoning Application Page 4 of 4 

COMMUNITY PLANNING & DEVELOPMENT
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PROPERTY OWNER OR PROPERTY OWNER(S) REPRESENTATIVE CERTIFICATION 

We, the undersigned represent that we are the owner(s) of the property described opposite our names, or have the authorization to sign on 
behalf of the owner as evidenced by a Power of Attorney or other authorization attached, and that we do hereby request initiation of this 
application. I hereby certify that, to the best of my knowledge and belief, all information supplied with this application is true and accurate.  I 
understand that without such owner consent, the requested ofcial map amendment action cannot lawfully be accomplished. 

Property Owner Name(s) 

(please type or print 
legibly) 

Property Address 

City, State, Zip 

Phone 

Email 

Property 
Owner In-
terest % of 
the Area of 
the Zone 
Lots to Be 
Rezoned 

Please sign below as 
an indication of your 
consent to the above 
certifcation state-
ment 

Date 

Indicate the 
type of owner-
ship documen-
tation provided: 
(A) Assessor’s 
record, (B) war-
ranty deed, (C) 
title policy or 
commitment, 
or (D) other as 
approved 

Has the 
owner 
autho-
rized a 
represen-
tative in 
writing? 
(YES/NO) 

EXAMPLE 
John Alan Smith and 

Josie Q. Smith 

123 Sesame Street 

Denver, CO 80202 

(303) 555-5555 

sample@sample.gov 

100% 
John Alan Smith 
Josie Q. Smith 

01/12/20 (A) YES 
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Review Criteria Narrative 
3275 and 3315 Denargo Street Rezoning Application 
April 20, 2022 
 

Included: 
• General Review Criteria: Consistency with Adopted Plans 
• General Review Criteria: Uniformity of District Regulations and Restrictions: 
• General Review Criteria: Public Health, Safety, and Welfare 
• Review Criteria for Non-Legislative Rezonings: Justifying Circumstances: 
• Review Criteria for Non-Legislative Rezonings: Consistency with the description of the applicable 

neighborhood context, and with the stated purpose and intent of the proposed Zone District 

General Review Criteria: Consistency with Adopted Plans 
Rezoning 3275 and 3315 Denargo Street as proposed aligns with the following adopted City & County of 
Denver plans: 
 

Plan Title Key Areas of Alignment 
River North Plan (2003) The River North Plan calls out Denargo Market for “significant mixed-use 

development with destination commercial uses, anchored by housing, and 
benefitting from its relationship to the river corridor and downtown,” (p. 
75). 

River North Design Overlay District 
(DO-7) (2017) 

The Project supports many key purpose statements from the River North 
Design Overlay, including the promotion of “creative, high-quality design,” 
the promotion of “vibrant pedestrian street frontages with active uses and 
street-fronting building entries,” the promotion of “active transportation 
options such as walking and biking,” (DZC 9.4.5.11.B, numbers 2, 6, and 9). 

Housing an Inclusive Denver (2018) The Project’s anticipated affordable housing provisions under the 
forthcoming agreement with the Department of Housing Stability will align 
with the Housing an Inclusive Denver goal to “promote development of new 
affordable, mixed-income and mixed-use housing stock,” (p. 120). It further 
supports the goals of this plan by creating affordable housing in “areas of 
opportunity…that have strong amenities such as transit, jobs, high quality 
education and health care,” (p. 7).  

Comprehensive Plan 2040 (2019) This map amendment and the proposed supporting voluntary affordable 
housing agreement, supports many of the overarching Vision Elements in 
Comprehensive Plan 2040. Specifically, this amendment will support the 
vision to be equitable, affordable and inclusive, to create strong and 
authentic neighborhoods, and to ensure this area of the City is economically 
diverse and vibrant. 
 
This amendment also supports many key Goals of Comprehensive Plan 
2040, some of which are listed below.  
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1.2 
Support housing as a continuum to serve residents across a range of 
incomes, ages and needs. 
 
1. 5  
Reduce the involuntary displacement of residents and businesses. 
 
2.2 
Enhance Denver’s neighborhoods through high-quality urban design. 
 
3.1 
Deliver a multimodal network that encourages more trips by walking, 
rolling, biking and transit. 
 
3.6 
Build and maintain safe bicycle and pedestrian networks. 
 
4.3 
Sustain and grow Denver’s local neighborhood businesses. 
 
4.8 
Expand participation in arts and culture and ensure that arts and culture are 
accessible to all. 
 
6.1 
Create and enhance environments that support physical activity and 
healthy living. 

Blueprint Denver (2019) The Project supports many goals of Blueprint Denver, only some of which 
are highlighted below: 

The “Neighborhood Contexts” section of Blueprint Denver assigns the 
Urban Center neighborhood designation to the parcels included in this 
application (p.139). An Urban Center includes a “A high mix of uses 
throughout the area, with multi-unit residential typically in multi-story, 
mixed-use building forms. 

The ”Future Places” section of Blueprint Denver proposes high-intensity 
residential uses for the Project Area included in this application (p. 143). 
According to Blueprint Denver, “While the focus is residential, these are 
typically mixed-use areas with many commercial, retail and other 
complementary uses” (p.149).    

The “Urban Center Places” section of Blueprint Denver recommends the 
Denargo Project Area as a High-Density Residential Area, that would create 
an urban center neighborhood where development is “the most intense…of 
the city outside of downtown,” (p. 255). The plan continues to support a 
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‘mix of uses throughout-including many large-scale multi-unit residential 
buildings….[and where] buildings are generally the tallest of the residential 
places in this context,” (p. 261). 
 
The “Growth Strategy” section of Blueprint Denver recommends the 
Denargo Project Area as a High Growth Residential Area, where “a strategic 
and intentional approach to direct most of our growth to key centers and 
corridors helps to achieve citywide equity goals to benefit all residents,” (p. 
248). 

The “Residential Areas” section of Blueprint Denver describes mobility in 
Urban Centers as “A continuous and well-connected pedestrian network 
and high levels of bicycle network connectivity,” (p.260). 

This application is also consistent with the 1) context (urban center), 2) 
future place (residential high) and 3) growth strategy mapped for this area 
in Blueprint Denver. 

The Urban Center Context notes that “Urban center neighborhoods are 
dense and vibrant areas that support residents and visitors. This context 
contains high intensity residential and significant employment areas. 
Development typically contains a high mix of uses, with good street 
activation and connectivity. Residents living in this context are well served 
by high-capacity transit and have access to ample amenities and 
entertainment options. Urban center areas are easily navigated and 
accessible due to predictable street grids, well-connected sidewalk 
networks, and strong connections to rail service and the transit priority 
street network. These areas offer good walkability and access to amenities. 
Parking is predominately managed on-street, with off-street demand met 
with parking garages.” This describes the Denargo Market neighborhood, 
and this map amendment would support the evolution of this 
neighborhood into an Urban Center. 

The Future Place: Residential High classification in Blueprint Denver 
describes “a high mix of uses throughout, including many large-scale, multi-
unit residential uses. Commercial uses are prevalent. Buildings are generally 
the tallest of the residential places in this context. There is high lot coverage 
and shallow setbacks.” Again, this describes the Denargo Market 
neighborhood, and this map amendment would support the evolution of 
this neighborhood into an Urban Center by ensuring these parcels develop 
accordingly. 

Blueprint Denver highlights the Future Street Types and classifies Denargo 
Street, which abuts these parcels in question, as a Mixed Use Collector 
Street. Mixed Use Streets are described as including a “mix of uses including 
retail, office, residential and restaurants. Buildings are pedestrian-oriented, 
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typically multi-story, usually with high building coverage with a shallow 
front setback. A street wall is present but may vary.” Collector Streets are 
described as something “between a local street and an arterial street; they 
collect movement from local streets and convey it to arterial streets.” This 
rezoning supports the classifications and associated descriptions for 
Denargo Street. 

Lastly, Blueprint Denver outlines the growth strategy for this area as a “High 
& Med-High” area, where “most growth is guided to regional centers, 
community centers and corridors, select districts and high and medium-
high intensity residential areas.” This map amendment supports this growth 
strategy by encouraging additional density where Blueprint Denver 
recommends it happen.  

 

Additionally, the applicant is aware of the South Platte River Corridor Study. While not an officially 
adopted plan, the parcels subject to this map amendment are included in the boundaries of the South 
Platte River Corridor Study. The applicant is supportive of the document’s purpose to study “the potential 
cleanup and reuse of river‐ oriented development and neighborhood revitalization along the urbanized 
South Platte River corridor in Denver.” This rezoning would support the results of this study “to 
encourage economic development and investment along the corridor.” (p. iv.) 

The applicant is also aware of the Railroad Safety Report (July, 2016). The parcels subject to this map 
amendment are proximate to the Burlington Northern Santa Fe Railroad and the RTD N Line tracks. 
Similar to recently developed multi-family projects, future development on the site will do all that is 
required to support the City’s goal of keeping residents, visitors, employees, City staff and First 
Responders safe in the unlikely event of rail incidents. 
 
General Review Criteria: Uniformity of District Regulations and Restrictions: 
The parcels subject to this map amendment were rezoned in 2010 to I-B, UO-2. Since that time, the 
neighborhood has transformed significantly into a mixed-use district. Currently the parcels are 
surrounded by land with C-MX, DO-7 zoning designations. The application of C-MX-16 and the DO-7 
Design Overlay provide consistency with neighboring C-MX parcels within the DO-7 boundary while 
aligning with Denver plan guidance documents. Specifically, the adjacent parcels to the south and east 
have C-MX-16, DO-7 zoning designations. The intent is to match these neighbors to create consistency in 
the neighborhood.  
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General Review Criteria: Public Health, Safety, and Welfare 
The nature of the proposed map amendment is to permit redevelopment of two parcels of land located 
within an area defined as an Urban Center in Blueprint Denver. The proposed map amendment allows for 
development as envisioned in Blueprint Denver and it aligns with the following goals and 
recommendations relating to health, safety, and welfare as outlined in Blueprint Denver. 

1. Promote and anticipate planned growth in major centers and corridors and key residential 
areas connected by rail service and transit priority streets. (A) Use zoning and land use 
regulations to encourage higher-density, mixed-use development in transit-rich areas 
including…High and medium-high residential areas in the downtown and urban center 
contexts, (P.72). 
Blueprint Denver designates the parcels included in this application as part of an Urban 
Center where “residential uses are high intensity” and “While the focus is typically 
residential, these are typically mixed-use areas with many commercial, retail, and other 
complementary uses.”(p. 149 Blueprint Denver). Dense mixed- use development will provide 
necessary housing, commercial office space, and amenities in this growing neighborhood.  

2. Capture 80% of new housing growth in regional centers, community centers and corridors, 
high-intensity residential areas, greenfield residential areas, innovation flex districts and 
university campus districts, (P.86). 
According to the Urban Center Places map (P.255), the parcels included within this 
application are intended to provide an opportunity for high density housing.  

3. Preserve high-value manufacturing areas and allow low-value manufacturing areas to 
transition to higher intensity uses.  
While the parcels within the Denargo Market neighborhood were formerly zoned for 
industrial uses, nearly all the parcels have since undergone rezonings to allow for greater 
density and mixed-use development. The parcels subject to this map amendment are the last 
to undergo the rezoning process to allow for mixed use density as called for by Blueprint 
Denver.  

4. Ensure an active and pedestrian-friendly environment that provides a true mixed-use 
character in centers and corridors.  
The proposed CM-16 DO-7 zoning supports safe and active streets by including requirements 
such as build-to, transparency, and street level active uses. The DO-7 active use requirements 
will ensure this pedestrian experience is further enhanced with retail uses or street-level 
activity.  

5. Encourage mode-shift – more trips by walking and rolling, biking and transit – through 
efficient land use and infrastructure. 
The proposed C-MX-16 DO-7 zoning designation provides opportunities for mixed-use 
development where residents can live, work, and recreate easily in the same neighborhood. 
The parcels subject to the proposed map amendment can be accessed via the South Platte 
River Trail as well as the Brighton Boulevard cycle track, providing commuters with safe 
alternative transportation options.  
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Additionally, concurrent with this rezoning application, the applicant intends to enter into a voluntary 
affordable housing agreement with the City of Denver and is in advanced discussions with the Office of 
Housing Stability (HOST). This agreement will be brought before City Council simultaneously with the 
rezoning map amendment. 
 
Review Criteria for Non-Legislative Rezonings: Justifying Circumstances: 

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 due to the changing conditions in the immediate 
neighborhood of Denargo Market. For example, multiple new apartment buildings are complete or under 
construction, Brighton Boulevard has been transformed from an industrial connector street to a multi-
modal street serving pedestrians, cyclists and cars. In short, the character of River North, and Denargo 
Market in particular, is rapidly changing and the rezoning request is justified to recognize these changing 
conditions. 

Additionally, it is in the public interest to encourage a departure from the existing zoning through 
application of supplemental 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.  This 
application proposes applying the supplemental zoning regulations of the DO-7, and the application of 
the DO-7 to this site is consistent with the intent and purpose of the Design Overlay district, 
supplementing the otherwise generally applicable zone district standards with additional design limits 
appropriate to the River North area. 

The rezoning of these parcels would not only realign the zoning with plan guidance documents, but it will 
also make the zoning consistent with surrounding parcels that were rezoned to various C-MX 
designations, including CMX-16. Applying the DO-7 overlay to these parcels provides further consistency 
with the neighborhood since these parcels are located within the DO-7 boundary outlined by the City of 
Denver.  
 
Blueprint Denver explains that “Centers should be consistent with the character of the surrounding area 
in scale and design” and “They should have an active street level presence and contain a good mix of 
commercial, retail, office, and residential uses.” (p.256) The intent statements of the proposed C-MX-16 
zone district and the DO-7 support this.  
 
The following intent statements for Mixed Use zone districts (including C-MX-16) are consistent with 
Urban Centers as described in Blueprint Denver: 

A. The Mixed Use zone districts are intended to promote safe, active, and pedestrian-scaled, diverse 
areas through the use of building forms that clearly define and activate public street edge.  
Mixed use zoning design criteria supports multilevel buildings that occupy a high level of lot 
coverage to activate the public realm. The application of the DO-7 overlay further refines these 
criteria with high levels of transparency, street level active uses, and building articulation at 
ground level. 
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B. Mixed Use zone districts are intended to enhance the convenience, ease, and enjoyment of transit, 
walking, shopping, and public gathering within and around the city’s neighborhoods. 
The proposed density supports smart growth in the Denargo Market neighborhood as envisioned 
in Denver plan guidance documents. 

C. Compared to the Main Street districts, the Mixed Use districts are focused on creating mixed, 
diverse neighborhoods. Where Main Street districts are applied to key corridors and retail streets 
within a neighborhood, the Mixed Use districts are intended for a broader application at the 
neighborhood scale. 
This proposal aims to expand the application of CM-X and DO-7 zoning across the site to establish 
a larger cohesive mixed-use community.  

F.    Mixed Use buildings have a shallow front setback range. The build-to requirements are high. 
The build-to-requirements reinforce the Blueprint Denver intent statement that Urban Centers 
“should have an active street level presence and contain a good mix of commercial, retail, office, 
and residential uses (p.256).” 

 
Review Criteria for Non-Legislative Rezonings: Consistency with the description of the applicable 
neighborhood context, and with the stated purpose and intent of the proposed Zone District 
 

Denver Zoning Code Language Application Consistency 
Neighborhood Context Description 
Section 7.1.1  
GENERAL CHARACTER  
The Urban Center Neighborhood Context consists 
of multi-unit residential and mixed-use 
commercial strips and commercial centers. Multi-
unit residential uses are typically in multi-story 
mixed use building forms. Commercial buildings 
are typically Shopfront and General forms. Multi-
unit residential uses are primarily located along 
residential collector, mixed-use arterial, and local 
streets. Commercial uses are primarily located 
along main and mixed-use arterial streets. 

The parcels subject to this map amendment are 
located along Denargo Street, a mixed-use arterial 
street. The proposed zoning height will allow for 
up to 16 stories of either commercial office or 
residential uses with street level activation, both 
of which are appropriate for this location.  

Section 7.1.2  
STREET, BLOCK AND ACCESS PATTERNS  
The Urban Center Neighborhood Context consists 
of a regular pattern of block shapes surrounded 
by an orthogonal street grid. Orthogonal streets 
provide a regular pattern of pedestrian and 
vehicular connections through this context and 
there is a consistent presence of alleys. Block sizes 
and shapes are consistent and include detached 

The parcels included in this proposal are currently 
tied into the regulating street network within the 
Denargo Market neighborhood. Future 
development will maintain consistency with the 
existing street grid and right-of-way 
improvements (i.e. sidewalks, tree lawns, and 
street parking).  
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sidewalks, tree lawns, street and surface parking, 
and landscaping in the front setback. 
Section 7.1.3  
BUILDING PLACEMENT AND LOCATION  
All building typically have consistent orientation 
and shallow front setbacks with parking at the 
rear and/or side of the building. 

The parcels included in this proposal are tied into 
an existing network of streets. Any internal 
circulation will be an extension of the established 
grid. Setbacks and parking requirements will be 
consistent with adjacent parcels due to the same 
C-MX-16 zoning designation.  

Section 7.1.4  
BUILDING HEIGHT  
The Urban Center Neighborhood Context is 
characterized by moderate to high building 
heights to promote a dense urban character. 
Lower scale structures are typically found in areas 
transitioning to a less dense urban neighborhood. 

The proposed C-MX-16 zoning directly aligns with 
the surrounding parcels to ensure appropriate 
height relationships within the Denargo Market 
neighborhood.   
 

Section 7.1.5  
MOBILITY  
There are high levels of pedestrian and bicycle use 
with the greatest access to multi-modal 
transportation system. 
 

The parcels are directly connected to a future 
protected bicycle lane along Denargo Street.  

7.2.2.1 General Purpose 
7.2.2.1.A. The Mixed Use zone districts are 
intended to promote safe, active, and pedestrian-
scaled, diverse areas through the use of building 
forms that clearly define and activate the public 
street edge. 

The proposed CM-X-16, DO-7 zoning includes 
design criteria such as street level active uses, 
ground level transparency, and build-to 
requirements in order to activate the public 
realm. Future development on these parcels will 
be required to adhere to design requirements 
that will contribute significantly more activation 
than the current zoning would require.  

7.2.2.1.B. The Mixed Use zone districts are 
intended to enhance the convenience, ease and 
enjoyment of transit, walking, shopping and public 
gathering within and around the city’s 
neighborhoods. 

The proposed CM-16, DO-7 zoning supports smart 
growth in the Denargo Market neighborhood 
through density and a mix of uses. Future office 
and/or residential uses with street level activation 
will support the overall development of the 
neighborhood as a place where residents and 
visitors can live, work, and recreate.  

7.2.2.1.C. The Mixed Use zone district standards 
are also intended to ensure new development 
contributes positively to established residential 
neighborhoods and character, and improves the 

The proposed zoning aligns with the surrounding 
parcels to ensure a smooth height transition 
throughout the Denargo Market neighborhood. 
The application of the DO-7 overlay further 
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transition between commercial development and 
adjacent residential neighborhoods. 

contributes to consistency at the ground level 
with activation design requirements.  

7.2.2.1.D. Compared to the Main Street districts, 
the Mixed Use districts are focused on creating 
mixed, diverse neighborhoods. Where Main 
Street districts are applied to key corridors and 
retail streets within a neighborhood, the Mixed 
Use districts are intended for broader application 
at the neighborhood scale. 

This proposal aims to expand the application of 
CM-X and DO-7 zoning across the site to establish 
a larger cohesive community with a mix of uses 
that support one another.  
 

7.2.2.1.E. In the Urban Center Neighborhood 
Context, the Mixed Use zone districts require the 
same level of pedestrian enhancements as the 
Main Street zone districts. In the Urban Center 
Neighborhood Context, the primary difference 
between the Mixed Use zone districts and the 
Main Street zone districts is Main Street districts 
mandate shopfront buildings at the street edge. 

This proposal includes the DO-7 overlay as part of 
the zoning designation to ensure consistency in 
public realm enhancements that go beyond the 
requirements of the C-MX zoning.  

7.2.2.1.E. Mixed use buildings have a shallow front 
setback range. The build-to requirements are 
high. 

The proposed C-MX-16 zoning requires a high 
build-to requirement (70%) with 0’ setbacks.  

7.2.2.2. Specific Intent 
7.2.2.2.E – Mixed Use – 16 (C-MX-16)  
C-MX-16 applies to areas or intersections served 
primarily by major arterial streets where a 
building scale of 3 to 16 stories is desired. 

The parcels subject to this map amendment are 
located along a mixed-use arterial street. As such, 
the 16-story designation is appropriate, as 
evidenced by the surrounding C-MX-16 parcels. 
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Attachment 2: Reason for Request
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Reason for Request 
3275 and 3315 Denargo Street Rezoning Application 
February 11, 2022 

 
Summary 
This application requests an amendment to the zoning designations for the parcels at 3275 and 3315 
Denargo Street from I-B, UO-2 to C-MX-16, DO-7. The rezoning of these parcels would not only realign the 
zoning with plan guidance documents but will also make the zoning consistent with surrounding parcels. 
Rezoning efforts within the Denargo Market neighborhood over the past few years have supported 
Denver’s growth plans for an Urban Center by applying C-MX zoning and this application requests to 
continue this effort. This amendment proposes to match the zoning designations of the parcels directly 
adjacent on the east and south sides. Both sites have recently acquired C-MX-16, DO-7 designations. 
Applying the DO-7 overlay provides further consistency with the neighborhood since these parcels are 
located within the DO-7 boundary outlined by the City of Denver.  
 
The parcels included in this map amendment request are part of a rapidly transforming mixed-use 
neighborhood. These parcels are some of the last remaining sites in the neighborhood to undergo a 
rezoning for C-MX designations. The current I-B, UO-2 zoning designations reflect the former industrial 
uses associated with site rather than the future high-intensity mixed uses recommended by plan guidance 
documents. Rezoning to C-MX-16, DO-7 expands on the public and private investments for smart growth 
in this quickly developing Urban Center.  
 
In addition to adherence with plan guidance documents, this map amendment request also supports 
Denver’s goals for health, safety, and welfare. This rezoning supports Denver’s goal to build housing in 
walkable, active neighborhoods with multimodal connections. Because these parcels are located on a 
future protected bike lane, development on these sites supports Denver’s goal to encourage alternative 
modes of transportation. In order to ensure future development supports equity goals for inclusionary 
housing, the applicant will enter into an agreement with the Department of Housing Stability to provide 
housing for residents with a range of incomes and needs.  
 
Ultimately, this rezoning provides an opportunity to achieve growth in accordance with Denver’s vision 
for the future. High density housing and commercial uses will help to sustain an active and inclusive 
neighborhood near one of the City’s greatest amenities, the South Platte River.  
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Attachment 3: Outreach Summary
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Attachment 4: Authorization to Represent Property Owner
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 Sarah Komppa, Tryba Architects
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Attachment 5: Authorization to Sign on Behalf of a Corporate  
                         Entity
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EXHIBIT A 

 

WRITTEN CONSENT 

OF THE BOARD OF DIRECTORS OF 

GOLUB REAL ESTATE CORP. 

 

FEBRUARY 4, 2022 

 

 

 The undersigned, being all of the members of the Board of Directors (collectively, the “Board”) 

of Golub Real Estate Corp., an Illinois corporation (the “Corporation”), do hereby adopt the following 

resolutions by written consent: 

 WHEREAS, pursuant to the Bylaws of the Corporation, as amended from time to time (as 

amended, the “Bylaws”), the Board has the full, exclusive and complete power of management and 

control of the conduct and operation of the Corporation business subject to the terms of the Bylaws; 

 WHEREAS, the Corporation is the manager of GOCO Denargo Investors, LLC, which is the 

administrative manager of GF Denargo Investor, LLC, which is the manager of JV Denargo LLC, which 

is the sole member of JV LoDo Denargo, LLC (“LoDo”); 

 WHEREAS, LoDo owns that certain real property commonly known as 3275 and 3315 Denargo 

Street, Denver, CO 80216. (collectively, the “Property”); 

 WHEREAS, LoDo will enter into certain applications and agreements relating to the zoning of 

the Property (the “Zoning Applications”); 

SIGNATURE AUTHORITY  

 WHEREAS, the Board desires to grant to and confirm that each of the officers of the Corporation 

(each, an “Officer”) has the authority to enter into and bind the Corporation with respect to any and all 

Zoning Applications to be executed by the Corporation in its capacity as the manager of GOCO Denargo 

Investors, LLC, which is the administrative manager of GF Denargo Investor, LLC, which is the manager 

of JV Denargo LLC, which is the sole member of LoDo. 

 RESOLVED, that each Officer is authorized to act on behalf of the Corporation in its capacity as 

the manager of GOCO Denargo Investors, LLC, which is the administrative manager of GF Denargo 

Investor, LLC, which is the manager of JV Denargo LLC, which is the sole member of  with respect to 

the Zoning Applications. The execution and delivery by the Corporation (in its capacity as the manager of 

GOCO Denargo Investors, LLC, which is the administrative manager of GF Denargo Investor, LLC, 

which is the manager of JV Denargo LLC, which is the sole member of LoDo) prior to the date of this 

Written Consent by the Board is hereby ratified, confirmed and approved in all respects as acts of the 

Corporation. 

ENABLING RESOLUTION 

 RESOLVED, that each Officer, be and hereby is authorized and directed in the name of and on 

behalf of the Corporation to make all such arrangements, to do and perform all such acts, to execute and 

the Zoning Applications, and to do everything that such Officer may deem to be reasonable and necessary 

or appropriate in order to fully implement the foregoing resolutions, and that any and all prior acts done 
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on behalf of the Corporation consistent with the foregoing resolutions be, and the same are hereby, 

ratified, confirmed and approved in all respects as acts of the Corporation. 

 [SIGNATURE PAGE FOLLOWS]
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IN WITNESS WI{EREOF, all of the mctrbers the Board have made' executed and dclivered this

Written Co*sent as of the date written above'

Midfrrw
Paula

Lee

EAS']1lft79247l l.l

Michael

2021i-00227  
 

May 9, 2022   $2500   PD  CC



Attachment 6: Proof of Ownership (Deeds)
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From: Ali Duncan
To: Morrison, Jason P. - CPD City Planner Senior
Subject: [EXTERNAL] Denargo Market Rezoning Application – 3275 and 3315 Denargo Street
Date: Sunday, July 17, 2022 4:53:18 PM

Jason Morrison, Senior City Planner

Community Planning and Development

City and County of Denver

201 W. Colfax Avenue, Dept. 205

Denver, CO 80202

Dear Mr. Morrison,

This letter is to confirm that we, The Heart of Five Points Neighborhood Association, have
met with the developers Golub and Formativ and have been informed of the project at 3275
and 3315 Denargo Street.

At this time, we would like to offer our support for their proposed rezoning application for

C-MX-16 DO-7.

We are encouraged to see that the development will provide affordable housing above the
requirements of the city’s proposed policy, and much-needed neighborhood amenities, and
will supplement their other development in the area. The plans for this project align with the
developer’s larger plan for the area which was indicated in their 2021 rezoning over the
adjacent parcels. They are continuing operation of the current business on the site and will
until development, upon which there will be several construction, retail, and operational jobs
created over time. For this reason, we believe the development of this site will have a net
positive impact on jobs in the community. It will also provide necessary resources for
neighborhood vitality and is in line with our values as an organization.

Thank you for your consideration,

Ali Duncan

-- 

mailto:ali@heartoffivepoints.com
mailto:Jason.Morrison@denvergov.org


 

w w w . T h e G r e e n w a y F o u n d a t i o n . o r g  

J u l y  2 1 ,  2 0 2 2  

Dear Mr. Morrison, 

This letter is to confirm that we have spoken with the developers Golub and Formativ and have 

been informed of the project and proposed rezoning at 3275 and 3315 Denargo Street. At this time, 

we would like to offer our support for their proposed rezoning application for C-MX-16 DO-7. 

We are encouraged to see that the development will provide affordable housing above the 

requirements of the city’s new EHA policy and much-needed neighborhood amenities and retail. 

This project will compliment and tie-in appropriately with their planned development on adjacent 

parcels and offer significant riverfront and open space improvements within Denargo Market. The 

plans for this project align with the developer’s larger plan for the area which was indicated in their 

2021 rezoning over the adjacent parcels within Denargo Market. The development and future 

operations of the site is a job creation opportunity that will be a net positive for jobs in north 

Denver. 

Thank you for your consideration. 

Sincerely, 

 

R Y A N  A I DS  

Executive Director 

 

 

 



From: Bob Brown
To: Morrison, Jason P. - CPD City Planner Senior
Subject: [EXTERNAL] 3275 and 3315 Denargo St. Re-Zoning Map Amendment – 2021I-00227
Date: Tuesday, July 26, 2022 2:48:46 PM

Dear Mr. Morrison,
 
This note is to confirm that I have spoken with the developers Golub and Formativ and have been
informed of the project and proposed rezoning at 3275 and 3315 Denargo Street. At this time, we
would like to offer our support for their proposed rezoning application for C-MX-16 DO-7.
 
As a stakeholder in the neighborhood, we are encouraged to see that the development will tie-in
appropriately by adding a mix of both affordable and market rate residential units as well as much
needed neighborhood amenities and retail. Additionally, the plan for this project seems to align with
the developer’s broader vision for the area as it includes significant improvements to accommodate
riverfront and open space areas within the neighborhood.
 
As employment and population growth continue to flourish in Denver, we feel this is a net positive
for the City and County as it allows for continued growth within the urban core while promoting a
true live, work, play lifestyle.  We hope you find this reasonable and thank you for your
consideration.
 
Sincerely,
 
Bob Brown
Director

 
2420 17th Street, Suite 3015|Denver, CO 80202
Tel: 512.904.2201|Mobile: 512.921.8279
www.crea.com

 

mailto:bbrown@crea.com
mailto:Jason.Morrison@denvergov.org
https://urldefense.com/v3/__http://www.crea.com/__;!!M87Ej6RJKlw!R4QD1V_Ym35P92eiD4t1b6Fn54p-ZSQrwKcerclu3XsASA3H9jjX3lFSTunMeOFwuybv3ZJa59FORZmP0uw$


From: djacoby@vectormedicalgroup.com
To: Morrison, Jason P. - CPD City Planner Senior
Subject: [EXTERNAL] 3275 and 3315 Denargo St. Re-Zoning Map Amendment – 2021I-00227
Date: Tuesday, July 26, 2022 3:23:07 PM

Dear Mr. Morrison,
 
This letter is to confirm that I have spoken with the developers Golub and Formativ and have been
informed of the project and proposed rezoning at 3275 and 3315 Denargo Street.
 
As a result, I would like to offer my support for their proposed rezoning application for C-MX-16 DO-7.
 
It has been encouraging to see that the development will provide affordable housing above the
requirements of the city’s new EHA policy and much-needed neighborhood amenities and retail.
 
This project will compliment and tie-in appropriately with the significant riverfront and open space
improvements within Denargo Market. The plans for this project align with the developer’s larger
plan for the area which was indicated in their 2021 rezoning over the adjacent parcels within
Denargo Market.
 
The development and future operations of the site is a job creation opportunity and will be a net
positive for jobs in north Denver.
 
Thank you for your consideration,
 
Dana Jacoby
 
 

 
 
Dana L. Jacoby, CEO
Vector Medical Group, LLC
Cell: 202-997-6974
www.vectormedicalgroup.com
DJacoby@vectormedicalgroup.com

 
 
 

 
 
 
 
 
 
 

mailto:djacoby@vectormedicalgroup.com
mailto:Jason.Morrison@denvergov.org
https://urldefense.com/v3/__http://www.vectormedicalgroup.com__;!!M87Ej6RJKlw!Ux-KjNl6Rz-QfeQiv5glTVgu11Ul_eJkPyKBslpI810UTPHvZb2Z3xxrTMW_SNOVDSu3xblb7byUBkC5Cauw5folaE8vR2FY$


From: Andy Schlauch
To: Morrison, Jason P. - CPD City Planner Senior
Subject: [EXTERNAL] 3275 and 3315 Denargo St. Re-Zoning Map Amendment – 2021I-00227
Date: Wednesday, July 27, 2022 11:36:54 AM

Dear Mr. Morrison, 

This email is to confirm that we have spoken with the developers Golub and Formativ and have been
informed of the project and proposed rezoning at 3275 and 3315 Denargo Street. At this time, we would
like to offer our support for their proposed rezoning application for C-MX-16 DO-7. 

We are encouraged to see that the development will provide affordable housing above the requirements
of the city’s new EHA policy and much-needed neighborhood amenities and retail. This project will
compliment and tie-in appropriately with their planned development on adjacent parcels and significant
riverfront and open space improvements within Denargo Market. The plans for this project align with the
developer’s larger plan for the area which was indicated in their 2021 rezoning over the adjacent parcels
within Denargo Market.  

Sincerely, 

Andy
- - -
Andy Schlauch
CEO
303-898-9153

 
M A I N S P R I N G
mainspringco.com

mailto:andy@mainspringco.com
mailto:Jason.Morrison@denvergov.org
https://urldefense.com/v3/__https://mainspringco.com/__;!!M87Ej6RJKlw!SJioyzMs0M4lGiyW_DPJdbsHOKcm6HbyhTqKIvPD6Y1WNToCnO5nuoGvN8qKWVf4H-xXb0n3h0eaovi69FSvA6k$


From: Ashley Pelletier
To: Morrison, Jason P. - CPD City Planner Senior
Subject: [EXTERNAL] 3275 and 3315 Denargo St. Re-Zoning Map Amendment – 2021I-00227
Date: Thursday, July 28, 2022 8:32:04 AM

Dear Mr. Morrison,

This letter is to confirm that I have spoken with the developers Golub and Formativ and have
been informed of the project and proposed rezoning at 3275 and 3315 Denargo Street. At this
time, we would like to offer our support for their proposed rezoning application for C-MX-16
DO-7.

We are encouraged to see that the development will provide affordable housing above the
requirements of the city’s new EHA policy and much-needed neighborhood amenities and
retail. This project will complement and tie in appropriately with their planned development
on adjacent parcels and significant riverfront and open space improvements within Denargo
Market. The plans for this project align with the developer’s larger plan for the area which was
indicated in their 2021 rezoning over the adjacent parcels within Denargo Market. After
purchasing the property in 2021, they have continued to operate the current business on the
site and will continue to do so until development. The development and future operations of
the site is a job creation opportunity and will be a net positive for jobs in north Denver.

Thank you for your consideration,

-- 

–
Ashley Pelletier 
ASLA, PLA

Senior Associate

+1 401 374 6804
sasaki.com
@SasakiDesign
Check out our blog

mailto:apelletier@sasaki.com
mailto:Jason.Morrison@denvergov.org
https://urldefense.com/v3/__http://www.sasaki.com__;!!M87Ej6RJKlw!VMAai9vYOtHxQnsdQV5S6FS5jlSHrKdplmhkWxAusb-0rUROgN12JKYZW4Z6JCP8AghYydd1dFQsVm-UHWHHezk15SA$
https://urldefense.com/v3/__https://twitter.com/SasakiDesign__;!!M87Ej6RJKlw!VMAai9vYOtHxQnsdQV5S6FS5jlSHrKdplmhkWxAusb-0rUROgN12JKYZW4Z6JCP8AghYydd1dFQsVm-UHWHH-NBnElY$
https://urldefense.com/v3/__http://www.sasaki.com/voices/__;!!M87Ej6RJKlw!VMAai9vYOtHxQnsdQV5S6FS5jlSHrKdplmhkWxAusb-0rUROgN12JKYZW4Z6JCP8AghYydd1dFQsVm-UHWHH7U43iEA$


From: Joshua Brooks
To: Morrison, Jason P. - CPD City Planner Senior
Subject: [EXTERNAL] 3275 and 3315 Denargo St. Re-Zoning Map Amendment – 2021I-00227
Date: Wednesday, July 27, 2022 11:24:48 PM

Dear Mr. Morrison,

This letter is to confirm that I have spoken with the developers Golub and Formativ and have
been informed of the project and proposed rezoning at 3275 and 3315 Denargo Street. At this
time, we would like to offer our support for their proposed rezoning application for C-MX-16
DO-7.

We are encouraged to see that the development will provide affordable housing above the
requirements of the city’s new EHA policy and much-needed neighborhood amenities and
retail. This project will complement and tie-in appropriately with their planned development
on adjacent parcels and significant riverfront and open space improvements within Denargo
Market. The plans for this project align with the developer’s larger plan for the area which was
indicated in their 2021 rezoning over the adjacent parcels within Denargo Market. After
purchasing the property in 2021, they have continued to operate the current business on the
site and will continue to do so until development. The development and future operations of
the site is a job creation opportunity and will be a net positive for jobs in north denver.

As an urban planner and designer with national experience in urban redevelopment I am
encouraged by groups like Golub and Formativ who are trying to make Denver a better place
for all through quality development that emphasizes public realm, affordable housing, transit,
and sound economic resilience. I wish that more groups were as committed to sound city
building as Golub and Formativ and hope that this project can continue to represent the very
best of infill development within the city. 

Thank you for your consideration.

-- 

–
Joshua Brooks 
Principal | Denver Office Director

+1 720 776 4675
sasaki.com
@SasakiDesign

mailto:jbrooks@sasaki.com
mailto:Jason.Morrison@denvergov.org
https://urldefense.com/v3/__http://www.sasaki.com__;!!M87Ej6RJKlw!TECfM0Knvv60jwbk7Zv6ShnAzTUor2OHQEMmA2eYzO8VK50zy6VcQw3shMcC6YsmBE7ihUQ-UwEJlTnmudp6CkQ$
https://urldefense.com/v3/__https://twitter.com/SasakiDesign__;!!M87Ej6RJKlw!TECfM0Knvv60jwbk7Zv6ShnAzTUor2OHQEMmA2eYzO8VK50zy6VcQw3shMcC6YsmBE7ihUQ-UwEJlTnmSq23ybY$
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