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1400 Glenarm Place, Suite 300 Denver, Colorado 80202   | 303.297.3334 | themulherngroup.com 

May 2, 2023 

 
RE: 1227-1271 South Pearl Rezoning Application U-MS-3 to U-MS-5 

 

To Community Planning and Development: 

The request for a zoning change from U-MS-3 to U-MS-5 to match the zoning of the 
southern portion of the property is in keeping with the area and Review Criteria. Heights 
for this property are limited by the Washington Park View Plane restricting height to 
seventy-five feet; therefore, protections to adjacent properties will remain. The property is 
in the Louisiana-Pearl Station Area, meaning it is considered directly adjacent to the station 
platform near I-25. This proposed rezoning will align these properties with the U-MS-5 
zoning of 567 E Louisiana Avenue creating a single zoned lot fronting Louisiana and Pearl. 
This rezoning request is consistent with the surrounding zoning (U-MS-5) and allows for 
more consistent development aligning with Denver’s adopted plans listed below. 
 

This zoning change application is consistent with the Denver Zoning Code Map Amendment 
Review Criteria and Adopted Plans and contains information on the following: 

1. Consistency with Adopted Plans 

2. Uniformity of District Regulations 

3. Further Public Health, Safety and Welfare 

4. Justifying Circumstances 

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

1. Consistency with Adopted Plans 

The following adopted plans apply to this application: 

• Denver Comprehensive Plan 2040 
• Blueprint Denver (2019) 
• Louisiana-Pearl Station Area Plan (2007) 

 

Denver Comprehensive Plan 2040 
The proposed rezoning is consistent with many of the adopted Denver 
Comprehensive Plan 2040 strategies, including: 
 

Equitable, Affordable, and Inclusive Goals 
Goal 1: Ensure all Denver residents have safe, convenient, and affordable access to 
basic services and a variety of amenities. 
 

Strategy A: “Increase development of housing units close to transit and mixed-
use developments.” (P 28) 

• This rezoning will increase potential housing density along Louisiana 
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Avenue where the Department of Transportation and Infrastructure has 
enhanced the existing stops for the rail lines and the Louisiana-Pearl 
Station. 

Strategy C: “Improve equitable access to resources that improve quality of life”  
• This rezoning will increase development potential for much needed 

goods and services in a long-standing mixed-use area in a Local Center 
along Pearl Streat, a Main Street Collector. 

 
Goal 2: Build housing as a continuum to serve residents across a range of incomes, 
ages, and needs. 

 
Strategy C: “Foster communities of opportunity by aligning housing strategies 
and investments to improve economic mobility and access to transit and 
services” (P 28) 

• A contributing factor to economic mobility is access to education. This 
rezoning will increase house options for students due to its proximity to 
an elementary school, high school, and the University of Denver.  

• Access to the existing Louisiana-Pearl Light Rail Station with an RTD 
stop located at the corner of S. Pearl and E. Louisiana allowing access to 
higher education and multiple employment centers such as downtown 
Denver. 

 
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. There are six key components of Blueprint Denver that apply to rezoning: 

Neighborhood Context 
Place 
Growth Strategy 
Street Type 
Plan Policies and Strategies 
Equity Concepts 

 
 
Neighborhood Context 

In Blueprint Denver, future neighborhood contexts map and description are 
used to understand differences between land use, built form, and mobility 
between neighborhoods. The subject properties are shown on the context 
map in the Urban neighborhood context. The description is used to guide 
appropriate zone districts (p. 138-139). 
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The Urban neighborhood context is “widely distributed throughout the city. 
Homes vary from multi-unit developments to compact single-unit homes.” (P 
220). “Residents living in this context have access to varied transit options 
and amenities.” (p 220) U-MS-5 is a zone district within the Urban 
neighborhood context and is intended to “promote safe, active, and 
pedestrian-scaled areas through building forms that clearly define and 
activate the public street edge.” The zone district is intended to enhance the 
convenience, ease and enjoyment of transit, walking, shopping, and public 
gathering.” It also encourages affordable housing and improves the transition 
between commercial development and adjacent residential neighborhoods. 
Main Street zone districts may be embedded within a larger mixed-use area 
to promote pedestrian-active street front within a larger mixed use or 
commercial development.  (DZC 5.2.5.1) 

 

The proposed U-MS-5 zone district is consistent with the Urban 
neighborhood context because it will promote commercial and mixed-use 
development with active, pedestrian friendly streets that will be compatible 
with the existing residential areas. 

 
Place 

 
The proposed U-MS-5 zone district is consistent with this Local Center 
designation as it also sits in an Urban area with future street type of “Main 
Street Collector” as well as an Urban Neighborhood Station area discussed in 
the next section. This will allow a diversity of commercial and residential 
uses along the “Main Street Collector” Street Type with appropriately scaled 
heights. Due to existing zoning constraints along the southern portion as well 
as the existing Washington Park View Plane, allowing U-MS-5 zoning will 
continue to comply with the spirit of the Local Center while addressing 
changing needs in this neighborhood as addressed in the (Louisiana Pearl 
Station Area Plan (LPSAP). 

 
Growth Strategy 

Blueprint Denver’s growth strategy map is a version of the future places map, 
showing the aspiration for distributing future growth in Denver (P 51). Pearl 
Street is identified by the Growth Strategy Map as part of the general “all 
other areas of the city” and while not specifically highlighted as an identified 
area of growth “there may be times when building heights taller than specified 
are appropriate, such as a site immediately adjacent to a transit station.”  (P 
66) The location of the property is within the LPSAP. 

  
 
 



 

 

 

 

4 

 
1400 Glenarm Place, Suite 300 Denver, Colorado 80202   | 303.297.3334 | themulherngroup.com 

Street Type 
In Blueprint Denver, future street types of work in concert with future places 
to evaluate the appropriateness of the intensity of the adjacent development 
(P 67). The three volume classifications of Local, Collector, and Arterial, are 
further refined by six types of surrounding context. Louisiana Avenue both 
identified as a Main Street Collectors “characterized by a mix of uses 
including retail, services, and restaurants, as well as residential. Buildings are 
pedestrian- oriented, with little front setback, a continuous street wall, and 
high transparency. Street level uses are highly activated, including café 
seating in the right-of-way” (P 158). Main Street districts “are typically 
applied linearly along entire block faces of commercial, industrial, main, 
mixed-use and residential arterial street and should be applied where a 
higher degree of walkability and pedestrian activity is desired” (DZC 5.2.5.1).  

 
Plan Policies and Strategies 

Blueprint Denver contains recommendations in the form of a comprehensive 
list of policies and strategies that implement plan guidance. The proposed is 
consistent with many of the adopted Blueprint Denver’s Land Use and Built 
Form Recommendations, in the following categories: 

General  
Housing  
Economics  
Design Quality and Preservation 

 
General Recommendations 

Policy 1: “Promote and anticipate planned growth in major centers and 
corridors and key residential areas connected by rail service and transit 
priority streets” (P 72). 

 
Strategy B: “Implement regulatory land use changes in coordination 
with transit investments. For example, rezonings to support transit-
oriented development should be closely timed with the implementation 
of transit priority streets.” (P 72) 
• This rezoning will align with Goal 5 noted on page 10, “Focus 

higher intensity growth in walkable mixed-use centers and along 
transit priority streets.” Aligning the zoning of these zoned lots 
with the existing U-MS-5 zoning of the adjacent zoned lot (567 E 
Louisiana) will achieve this goal. The impact will create a singular 
zoned lot allowing consistency in development. This will create a 
property that now fronts East Louisiana and will enhance access to 
transit by fostering the development of mix-income housing near 
an existing transit station along a Transit Priority Street.   
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Policy 3 Ensure the Denver Zoning Code continues to respond to the needs 
of the city, while remaining modern and flexible. 

 
Strategy C: “Update the zoning code to reflect the contexts and places 
envisioned in this plan. Create new zone districts where appropriate.” (P 
73). 

• The proposed rezoning updates the zoning to better reflect the 
current context as change is occurring as envisioned in the 
Blueprint Denver plan. 

• The proposed rezoning aligns with the adjacent lot to the south. 
• The proposed rezoning complements the zoning across South 

Pearl. 
 

Economics Recommendations 
 

Policy 2: “Improve equitable access to employment areas throughout the city 
to ensure all residents can connect to employment opportunities (P 90) 
 

Strategy A - Invest in transit priority streets to connect all Denver 
residents to the city's regional, community centers and community 
corridors. (P 90) 
• The proposed rezoning will allow for one consistent zoned lot 

combined with the currently U-MS-5 zoned lot of 567 E Louisiana. 
This in turn increases the development potential of the site 
allowing for mixed-use development that supports the creation of 
jobs in a “station area”. This then connects residents in this Local 
Center to community and corridor centers. 

 
Design Quality & Preservation Recommendations 
 

Policy 2: “Ensure residential neighborhoods retain their unique character 
as infill development occurs. (P 99) 
 

Strategy D: “For residential places, revise the zoning code to create 
more contextual bulk and scale requirements for primary and accessory 
structures. This may include stricter bulk planes, limitations on height, 
changes to setback requirements, changes to maximum lot coverage, 
changes to transparency features and/or entry feature requirements.  
 
These changes should vary by neighborhood context to better reflect 
the built character. In creating new zoning standards, consideration 
should be given to light, air, privacy, engagement of the public realm 
and human-scaled design.” (P 99) 
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• This rezoning has the Washington Park View Plane and height is 
limited to approximately 75 feet thus placing limitations on height 
is in place. The setbacks along the west are also in place.  

 
Equity Concepts  
 

Blueprint Denver provides four equity concepts for consideration when 
rezoning large areas or sites located in areas where residents may be at risk 
of displacement as new development occurs. These concepts are Access to 
Opportunity, Vulnerability to Displacement and Diversity of Jobs and 
Housing. Each equity concept has an associated set of data that helps inform 
implementation actions that may accompany rezoning and redevelopment. 
The property existing in the Platt Park Neighborhood is lacking in one of 
these three areas. Rezoning this property will allow for more affordable 
housing for Denver, a city with a housing crisis. 

 
Housing Diversity 

The Platt Park neighborhood, with boundaries of South Broadway and South 
Downing to the west and east, respectively, East Evans Avenue to the south, 
and East Mississippi and part of I-25 to the north, does not have a high 
diversity of housing types based on all 4 of 5 indicators – missing middle-
density housing, few housing options with 2-19 units, home size diversity, 
ownership vs rental, housing costs, and amount of affordable housing … ” (P 
43) The proposed rezoning in conjunction to provide affordable housing on 
site will increase the number of income restricted units as well as address 
disparities in housing costs. 
 

Jobs Diversity 
The Louisiana Avenue and Pearl Street corridor has some employment 
opportunities with a larger share of these opportunities in retail. The 
proposed rezoning may have a positive impact on jobs diversity in the 
neighborhood by creating new and additional opportunities for employment. 

 

Louisiana-Pearl Station Area Plan (LPSAP) 
 

The Louisiana-Pearl station opened in November of 2006 as part of the 
Transportation Expansion project to transform the circulation patterns along 
interstates 25 and 225. (P 2) While most transit station plans take into 
consideration a half-mile radius; the Louisiana-Pearl Station is a walk-up station 
without park-n-ride. This station is designed to service riders from the 
neighborhood who walk, bike, bus, or are dropped off. Due to this factor the area 
plan is limited to a quarter-mile radius from the station. (P 1)  
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Most commercial spaces are in Platt Park along Buchtel Boulevard South, South 
Pearl Street and Louisiana Avenue and attract customers from all over the metro 
area. (P 13) In writing the LPSAP it was noted that the only vacant site in this 
area is located on South Pearl Street and remains vacant 16 years later, this 
parcel is part of the property.  
 
The Louisiana-Pearl Station is a “walk-up” light rail transit station with easy 
pedestrian access and designated passenger drop-off and pick up areas 
embedded in a stable neighborhood. In keeping with the principles of the Urban 
Neighborhood TOD Typology, near the platform there is a mix of housing 
options, shopping, dining, and gathering spaces. (P 25) This area is in an Area of 
Stability per Blueprint Denver. (P 27) The location of this zoning change 
application is noted as a “Reinvestment Area”. These areas are noted as having 
character desirable to maintain but will also benefit from a greater level of 
reinvestment. This site has good access to collector and arterial routes and the 
station area. (P 29) 
 
Reinvestment Areas Land Use Concept creates two sub-areas for business 
properties closest to the station that provide specific direction to the land use 
and character for the reinvestment area. The property is in an Urban 
Neighborhood Station area. This is marked by being an area immediately 
adjacent to the station. The main frontage streets of this Urban Neighborhood 
Station include South Pearl Street, Louisiana Avenue, South Washington Street 
and Buchtel Boulevard South. This property has two of these main frontage 
streets: Louisiana Avenue and South Pearl Street. While this property was 
rezoned in hopes of offering a mix of commercial businesses with ground floor 
retail and upper story residential this has not happened.  Redevelopment to add 
housing and business close to the station, a priority for the LPSAP, had not 
occurred due to the limitations of U-MS-3 on the northern portion of this 
property. This area is one, per the LPSAP, should have a greater level of intensity 
compared to the Transition area which is not possible with U-MS-3. (P 29) 
 
The LPSAP lists as a primary issue and opportunity the value-added 
development and Reinvestment potential of this area. It states that opportunities 
to increase activity and add value to the transit system are both important. 
Reinvestment can provide convenient services within the neighborhood. 
Reinvestment can reduce household transportation expenditures to all city 
residents. P 32) 
 
Housing near and at stations is an integral part of the mixed uses in station 
areas. The LPSAP states that more residences, that respect the neighborhood 
character and quality of life, in strategic locations are important in station areas. 
Residents and the activity that results from healthy neighborhoods provide 
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“eyes on the street” that increase natural surveillance and a sense of safety. 
Therefore, additional opportunities for housing in the reinvestment area are 
important. (P 33) 
 
The Land Use Recommendation #1 is to Provide active, pedestrian oriented uses 
on the ground floor of buildings. The uses noted for these areas include small 
grocers, shops, and restaurants among others. Vertical mixed use is encouraged 
while private surface parking is not. Currently, a significant portion of this 
property is used as private surface parking. This rezoning will allow for more 
units and thus more eyes on the street. Changing the zoning to U-MS-5 is the first 
step towards achieving the LPSAP’s recommendations. (P 36) 
 
Land Use Recommendation #2 while specific to Station Transition is noteworthy, 
this property is specifically in a “Station Area” it is zoned as a “Station 
Transition.” Changing the zoning from U-MS-3 to U-MS-5 will align with its 
designation. (P 36) 
 
Recommendation #4, employment and Services. A rezoning of this property to 
U-MS-5 will provide employment and service opportunities within the LPSAP 
with convenient access for residents and transit riders. (P 37) 
 
Recommendation 5 Compact, Diverse Housing Opportunities. Provide new 
housing opportunities located in suitable areas of the Urban Neighborhood 
Station. (P 37) 

• Rezoning will create more development flexibility and new opportunities. 
 
Urban Design Recommendations  
In The Louisiana-Pearl Station Area Plan the recommendations for the Urban Neighborhood 
station discuss six key factors: development pattern, Building Height, Building Scale, 
Features, Street Character, Off-street Parking. (P 40)  

• Development Pattern  
• U-MS-5 grants the highest intensity focused around the station platform, 

the adjacent property, to the east of this property currently is U-MS-5. This 
will allow for more consistency in the Development Pattern. 

• Building Height: 
• This rezoning combined with the Washington View Plane will limit a 

building to five-stories and seventy-five feet. There are additional setbacks 
to the west of the property protecting the zoned lots to the west of the 
property.  

• Building Scale: 
• This rezoning will allow the desired 70-100% of lot coverage,  

• Features: 
• This rezoning will allow for functional courtyards, porches, stoops, 
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balconies, and sidewalk cafes. 
• Street Character: 

• This rezoning will allow for attached sidewalks, street trees, pedestrian 
amenities such as benches, trash cans and bike racks. 

• Off-Street Parking: 
• Currently parking is surface parking. This rezoning will allow the location 

of an underground car parking deck that is accessed from the alley.  
 

2. Uniformity of District Regulations and Restrictions 
The proposed rezoning to U-MS-5 will result in the uniform application of zone district 
building form, use, and design regulations.  

1. This addresses the Denver Comprehensive Plan’s Goals of Increasing development of 
housing close to transit stations and providing more affordable housing near transit 
stations. 

2. This addresses Blueprint Denver’s Recommendations to provide more access to 
transit stations and recommendation to increase density and affordable housing in 
transit areas. 

3. This addresses the Louisiana-Pearl Station Area Plan’s mapping showing that the 
property is in a “Station Area.” The rezoning of the property will bring the property 
into alignment with the recommendations in the LPSAP.  

  

3. Public Health, Safety, and General Welfare 

The proposed official map amendment furthers the public health, safety, and general 
welfare of the city through implementation of numerous adopted city plans which 
recommend increasing the supply of affordable housing throughout Denver. The plans 
specifically call for increased height in the case of community benefits such as affordable 
housing. Given the significant need for more affordable housing in Denver, the proposed U-
MS-5 zone district is in the general welfare of the city.  
 

4. Justifying Circumstances 
The justifying circumstances for this rezoning are that since 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 including a city adopted plan and changing conditions in a particular area. 
 
Blueprint Denver (adopted in 2019) and the Louisiana-Pearl Station Area Plan (adopted in 
2007) were adopted to adhere to changing times, while both note that the property is in an 
area of “change” or an area with more dense development in mind.  LPSAP acknowledges 
the appropriateness for higher heights than the current zoning allows listing building 
heights of up to 5 stories. (P 40) 
 
The property directly across S Pearl Street is currently zoned U-MS-5. The LPSAP contains 
numerous policy recommendations that call for increasing affordable housing along 
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Louisiana Avenue through the allowance of additional height. This additional height was 
only brought along a small portion of the southern block, while the additional height was 
given to the entire block directly to the East.  
 
Given that the Washington Park View Plan limits the height of development at this property 
to 75-feet and number of stories to five (5) the full impact of U-MS-5 can never be fully 
realized. The current allowed number of stories for this property is a full five at the south 
end and four at the north. Ultimately this rezoning only allows for one additional floor. The 
surrounding residential properties to the west will continue to enjoy the protections of the 
Washington Park View Plane along with the required set acks in place along the west edge 
of the zoned lot. This property also contains the only vacant lot that has continued to be 
vacant. This is due to the lack of full potential for development caused by limitations placed 
upon it. While its neighboring properties are zoned U-MS-5 this is zoned U-MS-3.  
 
Allowing a change of zoning from U-MS-3 to U-MS-5 will allow for pedestrian streets to 
remain, allow for business at the ground level, allow for pedestrian activation, increase 
affordable housing, and provide additional housing to contribute to solve housing crisis.  
 

5. Consistency with neighborhood context, purpose, and intent statements. 
The proposed U-MS-5 zone district is consistent with the neighborhood context, purpose, 
and intent statements. The existing neighborhood context is Urban, and the proposed 
rezoning would retain that neighborhood context which calls for mid-rise multi-unit 
residential and commercial uses located along main streets. The U-MS-5 zone district 
would comply with the purpose of Main Street Districts by promoting safe, active, and 
pedestrian-scaled commercial streets that activate the public street edge while promoting 
an urban, mixed-use, environment. The proposed U-MS-5 further meets the intent 
statement by being applied to a main street arterial with a build scale up to 5-stories. 
 
 
 
We appreciate your time and attention in this matter. Please feel free to reach out with any 
questions after reviewing the information on this rezoning application. 
 
Sincerely, 
 
The Mulhern Group 
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