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2345 7th Street | Denver, Colorado | 80211 | Phone: 303.242.8980 | REALATLAS.COM 

TO:     Eugene D. Howard, Senior City Planner 
 720.865.3261 
  eugene.howard@denvergov.org 

 
FROM:   Ryan Boykin 
  DP Assets 
  ryan@realatlas.com 
 
DATE:  October 3rd, 2017 
 
 
   
To Whom it May Concern, 
 
DP Assets, LLC is requesting that 3400 Osage St be rezoned from U-TU-B2 to a more appropriate designation of U-MX-2x. The 
building at 3400 Osage is a mixed-use restaurant/residential building. It has been continuously operating as a mixed-use building for 
decades. Prior to the current restaurant, Kobe An, the building hosted Little Pepina’s for over twenty years. The intent of this 
rezoning application is not to redevelop the site, but to have the zoning accurately reflect the recognized use of the building. We 
believe the site should be rezoned for the following reasons: 

Consistency with adopted plans:  
1.1 Proposed Project supports the vision of the Comprehensive Plan 2000: 

a. The rezoning promotes infill housing in the neighborhood by matching the zoning of the parcel to the existing 
use. Should any sort of catastrophe happen to the building, the redevelopment possibilities would be limited to 
the current U-TU-B2 zone district.  

b. Promotes new design for future projects and can increase the quality of housing in the existing neighborhood.  
c. The existing design builds on the assets of the neighborhood to foster a better sense of community. 
d. Consistency with the Highland Neighborhood Plan:  

o The parcel is consistent with the Highland Neighborhood Plan by promoting infill development, 

providing neighborhood serving businesses and increasing neighborhood employment opportunities by 

allowing a mixed-use development that can host new small and local business. The current building 

already satisfies these conditions as it hosts a small restaurant that can employ neighborhood 

residents. Even though there are no current plans to redevelop this site, a future redevelopment with 

the proposed U-MX-2x zoning would meet all of these criteria. These goals would not be met should 

the zoning remain U-TU-B. 

o The Highland Neighborhood plan “recommends that a number of areas be rezoned to bring zoning in 

conformance with existing land uses”. We believe the subject property is a prime example of a land use 

that has been continuous and would benefit from having the zoning changed to match that land use. 

o The Highland Neighborhood Plan also envisions strong commercial areas and “new retailers will be 

encouraged to locate in the neighborhood and existing commercial establishments fixed up to 

strengthen Highland’s economic base”. 

o The Highland Neighborhood Plan specifically calls out the subject property (and past operator Little 

Pepinas) on page 23 under Economic Development. The Plan acknowledges that the building 

hosted/hosts a bar, a use that would have not been available under the two-unit zoning. Furthermore, 
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the properties existing business was permitted by the City of Denver in 2013 and the City renewed this 

permit earlier in 2017. 

  
  

e. Consistency with Blueprint Denver: 

o The subject property is located in an Area of Stability. According to Blueprint Denver, “it may be 

appropriate to change the zoning in an area to create a better match between existing land uses and 

zoning” (pg. 124). The current designated Land Use is single family/duplex which permits moderately 

dense residential uses but also permits small-scale commercial uses that complement the residential 

building forms. Rezoning the subject property to U-MX-2x will be consistent with Blueprint Denver in 

that it allows a cohesive mix of small-scale commercial adjoining residential units, served by local 

streets that will be burdened by local activity. 

 

Justifying Circumstances:  
“The land or its surrounding has changed or is changing to such a degree that it is in the public interest to encourage a 

redevelopment of the area to recognize the changed character of the area.” 

2.1 The Highland Neighborhood has experienced a tremendous amount of growth and change in the last 10 years. Many of 
the adjacent parcels have been redeveloped and the neighborhood has seen a massive influx of new restaurants, bars 
and housing developments. 

2.2 Attached is the testimony obtained during the liquor license application process for Kobe An. Paragraph 4, 5 and 6 of the 
testimony speak to this rapid growth:  

a. ¶ 4 “…described the neighborhood as up and coming, experiencing gentrification, and becoming a more desirable 
place to live.” 

b. ¶ 5 “…she described the neighborhood as up and coming and gentrifying.” 
c. ¶ 6 “…he described the neighborhood as experiencing rapid growth and becoming a more desirable place to live.” 

2.3 The subject property is situated in Lower Highland Neighborhood (LoHi). This neighborhood has seen a tremendous amount 

of redevelopment, infill and change in the last few years. 

a. The Centric LoHi mixed use-development at 18th and Central St is nearing completion. This project added 302 new 

apartment units and 9,000 square feet of restaurant space to the neighborhood. 

b. 2680 18th Street has an estimated completion date of summer 2018. This project is bringing 100 new homes to 

LoHI. 

c. The Alexan LoHi project at 32nd and Tejon brings 106 homes and 9,500 square feet of ground-floor retail and 

restaurant space to the neighborhood. 

 

2.4 What about the changes makes it in the public interest to rezone this property? 

a. Many similar developments have been completed in the last few years and have brought a massive influx of 

residents desiring a walkable neighborhood with a good mix of housing, dining and entertainment options. The 
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subject parcel currently serves the neighborhood in this capacity and has for decades, however the zoning does 

not reflect that. 

 

Consistency with the Neighborhood Context: 
The proposed official map amendment is consistent with the description of the applicable neighborhood context, and with the 
stated purpose and intent of the proposed zone district. The proposed zone district U-MX-2X is consistent with the neighborhood 
context for the following reasons: 

3.1 The Urban Neighborhood Context is characterized by low scale buildings. The current building adheres to the 2-story limit 
imposed by U-MX-2x. 

3.2 U-MX-2x applies to small sites served primarily by local streets embedded within an existing or proposed neighborhood. 
These are typically limited to low scale building forms and low intensity uses. 

3.3 The operating hours of the business are only from 5:00pm-9:30pm, further keeping with the low intensity use of U-MX-2x. 
3.4 The height requirements will be less than the adjacent buildings to the east along Navajo St zoned U-MX-3. 
3.5 The attached testimony from various neighbors during the liquor license approval process for Kobe An lends support to 

show that the mixed-use nature of the building is desired by the neighborhood and its residents.  
3.6 Please see the attached Good Neighbor Agreement between Kobe An and HUNI. 

 

Uniformity with District Regulations: 

3.7 “Mixed Use – 2x (U-MX-2x) applies to small sites served primarily by local streets embedded within an existing or proposed 
neighborhood. These are typically one or two parcels and are limited to low scale building forms and low intensity uses” 

3.8 The map amendment will be consistent with the district regulations of U-MX-2x calling for low intensity uses. The small 
residential apartment units provide a pedestrian-friendly housing options for residents. The existing restaurant has limited 
business hours, closing no later than 11:00pm on Friday and Saturday. The restaurant operates for no more six hours in any 
day, and primarily serves as a dining establishment for neighborhood residents as the building provides zero parking spaces. 

3.9 U-MX-2x is also intended to “(. . .) enhance the convenience, ease and enjoyment of transit, walking, shopping and public 
gathering within and around the city’s neighborhoods”. The existing mixed-use operation of the building provides a very 
walkable residential and shopping/dining establishment within an existing neighborhood. 

 
 

Public Health, Safety and General Welfare: 
 

1. Kobe An has signed a Good Neighbor Agreement with HUNI. We feel this shows their commitment to creating positive and 
safe neighborhood environment that supports the general welfare of the neighborhood and its residents. 

2. As is consistent with the Highland Neighborhood Plan, promoting infill development is goal that city planners hope to 

achieve. This in turn promotes the general welfare of the neighborhood residents. 

3. Rezoning the parcel to U-MX-2x will allow any potential future development to reuse an existing building that is similar to 

the neighborhood in character and scale. 
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Thank you for your consideration in reviewing this application.  If you have any questions or concerns, please feel free to 
contact me at 303-242-8980.   
 
Respectfully, 

 
Ryan Boykin, Principal 
DP Assets, LLC 
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