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Staff Report and Recommendation 
 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval for Application 
#2017I-00170. 
 
Request for Rezoning 
 
Address:    2065 S. Cherokee Street 
Neighborhood/Council District: Overland Neighborhood / Council District 7 
RNOs: Inter-Neighborhood Cooperation (INC); Overland Park 

Neighborhood Association (OPNA); Southwest Denver Unidos  
Area of Property:   31,250 square feet or .72 acres 
Current Zoning:    I-A UO-2  
Proposed Zoning:   C-RX-8 
Property Owner(s):   Uhrig Holdings LLC 
Owner Representative:   Beau Breck 
 
Summary of Rezoning Request 
 

• The subject property is located in the Overland neighborhood on S. Cherokee Street between 
Evans Avenue and Asbury Avenue.  

• The subject property is currently occupied by a 2-story industrial building. 
• The proposed rezoning will allow for the property owner to redevelop the property with a mix of 

residential and commercial uses. 
• The requested C-RX-8 district stands for Urban Center Neighborhood Context – Residential 

Mixed Use – 8 stories maximum, which allows for a mix of uses that promote safe, active, and 
pedestrian-scaled, diverse areas. Buildings in a Residential Mixed Use district can have street-
level retail uses, but upper stories are reserved exclusively for housing or lodging 
accommodation uses.  Commercial uses are secondary to the primary residential use of the 
district, and provide neighborhood-scaled shops and offices. Further details of the proposed 
zone district can be found in Article 7 of the Denver Zoning Code (DZC).   
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Existing Context  
The site is located in the Overland 
neighborhood just north of Evans 
Avenue on S. Cherokee Street, three 
blocks west of Broadway. The area is 
characterized by a mix of commercial 
uses along Broadway, single- and 
multi-unit residential and industrial 
uses west of Broadway, and 
predominantly single-unit residential 
uses south of Evans Avenue. Transit 
access includes the Evans light rail 
station across Evans Avenue to the 
south of the site, and bus routes on 
Broadway and Evans Avenue.  
 
The following table summarizes the 
existing context proximate to the 
subject site: 
 
 
 
 
 

 
 Existing Zoning Existing Land Use Existing Building 

Form/Scale 
Existing Block, Lot, 
Street Pattern 

Site I-A UO-2 Vacant 1-2 story industrial 
structures 

Consists of a regular 
pattern of rectangular 
block shapes in an 
orthogonal grid, 
except where broken 
by the rail line at a 
diagonal. Alley access 
is available for most 
sites, except along the 
rail line and in some 
instances where 
industrial uses occupy 
the full block. The 
Evans Avenue 
overpass interrupts 
the street grid as well.   
Vehicle parking 
generally occurs in the 
front and side of 

North I-A UO-2 
Industrial/plumbing 
repair, small office, 
and parking 

1 and 2-story industrial 
structures 

South 
I-A UO-2; U-
RH-2.5; C-MX-
5 

Industrial/manufact
uring; mixed use 
and single-, two-, 
and multi-unit 
residences south of 
Evans Avenue 

1-story industrial 
structure; 5-story mixed 
use building south of 
Evans Avenue; 1- to 2-
story residences south of 
Evans Avenue  

East I-A UO-2; U-
RH-2.5 

Brewery; 
communications 
services; industrial; 
single-, two- and 
multi-unit 
residences further 
east on Bannock 
and Acoma Streets 

1-story industrial 
structures; 1- to 2-story 
residences 
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West I-A UO-2 Industrial/ plumbing 
repair; rail line 

1-story industrial 
structures; open parking 

industrial buildings 
and from the alley for 
residential uses. 

 
1. Existing Zoning  

 

 
 

The subject site is currently zoned I-A UO-2. The I-A zone district is an industrial district intended for 
light industrial uses. It allows office, business, and light industrial uses. No new residential uses may 
be established in the district.  The I-A zone district allows the General and Industrial building forms 
and regulates building mass through a maximum Floor Area Ratio of 2.0.  The I-A zone district does 
not specify a maximum building height except for when a site is within 175’ of a Protected District, 
in which case the maximum permitted building height is 75’.  Building forms within the I-A zone 
district do not include a build-to requirement, transparency requirement, or street level activation 
standards, and surface parking is permitted between the building and primary and side streets.   

 

Existing Zoning 
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The UO-2 is the Billboard Use Overlay allows for “outdoor general advertising device” signs (i.e. 
billboards) within the applicable area.  Additional standards and limitations regarding minimum 
separation and distance requirements also apply.  There are currently no billboards on the subject 
site, and the applicant is not proposing to retain the UO-2. 
 
2. View Planes  
The subject site is within the Washington Park mountain view plane, which protects views from 
Washington Park toward the mountains to the west. The view plane limits height on the property to 
approximately 138 feet, which is above the maximum building height of 110 feet allowed in the C-
RX-8 zone district. 

 
3. Existing Land Use Map  

 

  

Existing 
 Land Use Map 



Rezoning Application #2017I-00170 
2065 S. Cherokee Street 
June 7, 2018 
Page 6 
 

4. Existing Building Form and Scale 
The existing building form and scale of the subject site and adjacent properties are shown in the 
following images. (Source: Google Maps) 

 

 
Aerial view of subject property, looking west. The Evans light rail station can be seen in the top left 
corner of the photo. 

 

 
 
 

 

View of subject site 
on S. Cherokee 
Street, looking 
southwest 
 
 
 
 
 
 
 
 
 
Properties to the 
south of the subject 
site on S. Cherokee 
Street, looking west 
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Properties to the 
north of the subject 
site on S. Cherokee 
Street, looking 
northwest 
 
 
 
 
 
 
Properties across S. 
Cherokee Street 
from the subject 
site, looking 
southeast 
 
 
 
 
 
 
 
Properties across S. 
Cherokee Street 
from the subject 
site, looking 
northeast 
 
 
 
 
 
 
 
Properties to rear 
of the site on S. 
Delaware Street, 
looking northeast 
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Summary of City Agency Referral Comments 
 
As part of the DZC review process, the rezoning application is referred to potentially affected city 
agencies and departments for comment.  A summary of agency referral responses follows: 
 
Asset Management: Approved – No comments. 
 
Development Services – Project Coordinator: Approve Rezoning Only - will require additional 
information at Site Plan Review. A Concept Meeting was held on December 28, 2017 where Staff 
provided written comments to the applicant indicating that the concept plans were not approved.  The 
applicant will need to address comments identified from the Project Coordinator, Transportation, and 
Wastewater prior to formal SDP submittal. 
 
Development Services – Transportation: Approved – No comments. 
 
Public Works – City Surveyor: Approved – No comments. 
 
Public Health and Environment (DDPHE): Approved with comments. 

• Notes. DDPHE concurs with the rezoning; however, DDPHE is aware the property was the 
location of industrial uses including a tin shop. The developer should confirm that the 
environmental conditions on the property are compatible with future land uses. For residential 
use, soil conditions should meet the screening levels for unrestricted reuse available from the 
Colorado Department of Public Health and Environment.   

• General Notes:  Most of Colorado is high risk for radon, a naturally occurring radioactive gas.  
Due to concern for potential radon gas intrusion into buildings, DEH suggests installation of a 
radon mitigation system in structures planned for human occupation or frequent use.  It may be 
more cost effective to install a radon system during new construction rather than after 
construction is complete.  

• If renovating or demolishing existing structures, there may be a concern of disturbing regulated 
materials that contain asbestos or lead-based paint.  Materials containing asbestos or lead-
based paint should be managed in accordance with applicable federal, state and local 
regulations. 

• The Denver Air Pollution Control Ordinance (Chapter 4- Denver Revised Municipal Code) 
specifies that contractors shall take reasonable measures to prevent particulate matter from 
becoming airborne and to prevent the visible discharge of fugitive particulate emissions beyond 
the property on which the emissions originate.  The measures taken must be effective in the 
control of fugitive particulate emissions at all times on the site, including periods of inactivity 
such as evenings, weekends, and holidays. 

• Denver’s Noise Ordinance (Chapter 36–Noise Control, Denver Revised Municipal Code) identifies 
allowable levels of noise.  Properties undergoing Re-Zoning may change the acoustic 
environment, but must maintain compliance with the Noise Ordinance.  Compliance with the 
Noise Ordinance is based on the status of the receptor property (for example, adjacent 
Residential receptors), and not the status of the noise-generating property.  Violations of the 
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Noise Ordinance commonly result from, but are not limited to, the operation or improper 
placement of HV/AC units, generators, and loading docks.  Construction noise is exempted from 
the Noise Ordinance during the following hours, 7am–9pm (Mon–Fri) and 8am–5pm (Sat & Sun).  
Variances for nighttime work are allowed, but the variance approval process requires 2 to 3 
months.  For variance requests or questions related to the Noise Ordinance, please contact Paul 
Riedesel, Denver Environmental Health (720-865-5410). 

• Scope & Limitations: DEH performed a limited search for information known to DEH regarding 
environmental conditions at the subject site.  This review was not intended to conform to ASTM 
standard practice for Phase I site assessments, nor was it designed to identify all potential 
environmental conditions.  In addition, the review was not intended to assess environmental 
conditions for any potential right-of-way or easement conveyance process.  The City and County 
of Denver provides no representations or warranties regarding the accuracy, reliability, or 
completeness of the information provided. 

 
Public Review Process 

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

City Council and registered neighborhood 
organizations: 

1/18/18 

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 and registered neighborhood 
organizations: 

3/19/18 

Planning Board public hearing, voted 
unanimously to recommend approval: 

4/4/18 

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: 

4/9/18 

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

4/24/18 

Property legally posted for a period of 21 days 
and CPD written notice of the City Council 

public hearing sent to all affected members of 
City Council and registered neighborhood 

organizations: 

5/21/18 
 

City Council Public Hearing: 6/11/18 
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● Registered Neighborhood Organizations 
o Overland Park Neighborhood Association, a registered neighborhood organization, 

submitted a letter in support of the application.  The letter is attached to this report. 
● Planning Board 

o Planning Board voted unanimously to recommend approval of the proposed rezoning. 
o There was no public comment at the Planning Board public hearing. 

● Other Public Comment 
o To date, no other written comments have been received. 

 
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 

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 2000 
• Blueprint Denver (2002) 
• Overland Neighborhood Plan (1993) 
• Shattuck District Plan (2003) 
• Evans Station Area Plan (2009) 

 
Denver Comprehensive Plan 2000   
The proposal is consistent with many Denver Comprehensive Plan objectives, strategies, and 
recommendations, including:  

● Land Use Strategy 3-B: Encourage quality infill development that is consistent with the character 
of the surrounding neighborhood; that offers opportunities for increased density and more 
amenities; and that broadens the variety of compatible uses. (p 60) 

● Land Use Strategy 4-A: Encourage mixed-use, transit-oriented development that makes effective 
use of existing transportation infrastructure, supports transit stations, increases transit 
patronage, reduces impact on the environment, and encourages vibrant urban centers and 
neighborhoods. (p 60) 

● Mobility Strategy 3-B: Promote transit-oriented development (TOD) as an urban design 
framework for urban centers and development areas. Development at transit stations should 
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provide both higher ridership to the transit system and viability and walkability in the area. (p 
77) 

● Mobility Strategy 4-E: Continue to promote mixed-use development, which enables people to live 
near work, retail and services. (p 78) 

● Legacies Strategy 3-A: Identify areas in which increased density and new uses are desirable and 
can be accommodated. (p 99) 

● Environmental Sustainability Strategy 2-F: Conserve land by promoting infill development with 
Denver at sites where services and infrastructure are already in place; designing mixed use 
communities and reducing sprawl so that residents can live, work and play within their own 
neighborhoods; creating more density at transit nodes. (p 39) 

 
The proposed map amendment will enable mixed-use development at an infill location where services 
and transit infrastructure are already in place.  The C-RX-8 zone district will broaden the variety of uses 
and enable people to live near retail and services and within walking distance to transit.  The rezoning is 
consistent with these plan recommendations. 
 
Blueprint Denver 
According to the Plan Map adopted in Blueprint Denver, this site has a concept land use of Transit 
Oriented Development and is located in an Area of Change.   
 
Future Land Use 
Transit Oriented Development is described in Blueprint Denver as a type of center that provides “an 
alternative to traditional development patterns by providing housing, services, and employment 
opportunities for a diverse population in a configuration that facilitates pedestrian and transit access” (p 
44). Transit Oriented Development includes a balanced mix of uses, compact, mid- to high-density 
development, close proximity to transit, a variety of housing types, and a pedestrian-friendly 
environment. The C-RX-8 zone district is consistent with the Transit Oriented Development land use 
recommendation as it will facilitate compact, mixed uses near transit and building forms that contribute 
to a pedestrian-friendly environment. 
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Area of Change / Area of Stability 
The subject site is located in an Area of Change. In general, “The goal for Areas of Change is to 
channel growth where it will be beneficial and can best improve access to jobs, housing and services 
with fewer and shorter auto trips” (p 127).  
 
The rezoning application is consistent with the Blueprint Denver Area of Change recommendations.  
The C-RX-8 zone district will facilitate additional housing, jobs and services in close proximity to the 
Evans light rail station, which will encourage fewer auto trips.  
 
Street Classifications 
S. Cherokee Street is identified as an Undesignated Local Street in Blueprint Denver. Evans Avenue 
to the south is identified as a Mixed Use Arterial, though S. Cherokee Street only intersects the 
frontage road of Evans Avenue and does not directly intersect the through lanes of Evans Avenue 

Blueprint Denver  
Future Land Use Map 
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due to the overpass. Blueprint Denver states that local streets are “influenced less by traffic volumes 
and tailored more to providing local access. Mobility on local streets is typically incidental and 
involves relatively short trips at lower speeds to and from other streets” (p 51). Arterials provide a 
high degree of mobility and generally serve longer trips (p 51). The Mixed-Use classification is used 
to identify streets that “emphasize a variety of travel choices” and are typically located in “high-
intensity mixed-use commercial, retail and residential areas with substantial pedestrian activity” (p 
57). The proposed C-RX-8 zone district is intended for areas served primarily by collector or arterial 
streets. Given the close proximity to the Evans Avenue Mixed Use Arterial, the proposed residential 
mixed use zone district is consistent with the street classifications surrounding the property.  
 

 
 
Small Area Plan: Overland Neighborhood Plan (1993) 
The Overland Neighborhood Plan envisions a stable residential neighborhood, a bustling business 
corridor on South Broadway, and a revitalized industrial area (p 3). The plan identifies the subject 
property as within the industrial area. Action Recommendation LZ-2 recommends that commercial and 

Blueprint Denver  
Street Classification Map 



Rezoning Application #2017I-00170 
2065 S. Cherokee Street 
June 7, 2018 
Page 14 
 
industrial businesses invest in their sites, including beautification and clean-up (p 13).  The plan also 
recommends supporting light rail and neighborhood access to it (p 18). The proposed rezoning will 
enable reinvestment and transit-oriented development at this currently industrial site.  Based on the 
foregoing, the proposed rezoning is consistent with the Overland Neighborhood Plan. 
 
Small Area Plan: Shattuck District Plan (2003) 
The vision identified in the Shattuck District Plan includes a “neighborhood where people live and work, 
where housing is affordable, where there are sufficient employment opportunities, where wages are 
sufficient and public revenues are being produced, where there are households in numbers sufficient to 
enhance the climate for businesses on Broadway, where there is a mix of businesses, goods and services 
available to the neighborhood, and where the quality of life is generally good” (p 22). Additional 
relevant guiding principles from the plan include “Put underutilized commercial / industrial parcels into 
more productive uses” and “Create a good mix of land use types incorporating households, employers, 
and consumer goods and services” (p 26). 
 
The proposed C-RX-8 district will facilitate development of a mix of residential and commercial uses in 
furtherance of the goals of the Shattuck District Plan.  
 
Small Area Plan: Evans Station Area Plan (2009) 
The Evans Station Area Plan’s vision is to “Enhance the Evans Station area’s sense of place by creating a 
vibrant and sustainable urban neighborhood that encourages people to live and work; invites businesses 
to thrive; allows people to comfortably walk, bike, or use transit to access local services and attractions; 
and maintains the residential character of the surrounding community” (p 10). The plan’s 
recommendations promote transit-oriented development around the Evans light rail station. In the area 
where the subject property is located, the plan envisions the “transformation of industrial and 
commercial property to an active, pedestrian-oriented mixed-use community” (p 14).  
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The land use recommendation for the subject site is Mixed-Use Residential. In these areas, the plan 
states that “the primary use is intended to be residential, but office and retail may also be supported” (p 
14). The plan further recommends that Mixed-Use Residential areas should have a mix of housing types, 
active ground floors, and an urban form.  
 

Land Use Plan, Evans Station Area Plan 

Subject 
property 
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The plan recommends a height of 8 stories for the area in which the subject property is located. The 
plan states that the Mixed-Use Residential area north of Evans, and in particular at strategic locations 
adjacent to the rail tracks, is appropriate to develop taller buildings and higher residential intensities (p 
24).   

Building Heights Plan, Evans Station Area Plan 

Subject 
property 
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The proposed C-RX-8 zone district is consistent with the vision and recommendations of the Evans 
Station Area Plan. The zone district will support the transformation of this industrial area into an urban, 
pedestrian-oriented, mixed use neighborhood. The eight-story district is consistent with the height 
recommendations of the plan, and the standards of the district will enable an urban, pedestrian-friendly 
building form. Further, the proposed residential mixed use district, which only permits residential or 
lodging uses above the ground floor, is consistent with the plan’s vision for the primary use in this area 
to be residential. 
 

2. Uniformity of District Regulations and Restrictions 
 
The proposed rezoning to C-RX-8 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 of the City 
by implementing the residential mixed use concept land use recommendations of the City’s adopted 
plans as described above. Additionally, it establishes building form and site design requirements that will 
enhance the walkability of future development. 
 

4. Justifying Circumstances 
 
This 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.” The application identifies 
new development of residential units and commercial revitalization as changes in the area that 
demonstrate the emerging mixed use character that was envisioned by the multiple adopted plans 
described above. This is an appropriate justifying circumstance for the proposed rezoning.  
 

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

 
The requested zone district is within the Urban Center Neighborhood Context which generally consists 
of multi-unit residential and mixed-use commercial strips and commercial centers (DZC Section 7.1.1).  
Within this context, the Residential Mixed Use Zone Districts are intended to promote safe, active, 
pedestrian-scaled, diverse areas through the use of building forms that clearly define and activate the 
public realm (DZC Section 7.2.3.1). The C-RX-8 zone district applies to residentially-dominated areas 
served primarily by collector or arterial streets where a building scale of 2 to 8 stories is desired (DZC 
Section 7.2.3.2.B).  
 
The requested rezoning is consistent with the neighborhood context description and zone district 
purpose and intent, as the requested zoning is intended to provide for residential mixed use 
development at a maximum height of 8 stories. Although the subject site is not adjacent to collector or 
arterial streets, the broader area is served by arterial streets, it is within walking distance of a commuter 
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rail station, and it is located in an area that is recommended by an adopted station area plan for 8-story 
development. 
 
Attachments 

1. Application, including RNO comment letter  
 



I�� DENVER� 
.. THE MILE HIGH CITY 

COMMUNITY PLANNING & DEVELOPMENT 

REZONING GUIDE 

Rezoning Application Page 1 of 3 

Zone Map Amendment (Rezoning) - Application 
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Property Owner Name Uhrig Holdings LLC 

Address 1600 W. Harvard Ave. 

City, State, Zip Englewood, CO 80110 

Telephone 

Email 

*If More Than One Property Owner:
All standard zone map amendment applications shall be initiated 
by all the owners of at least 51 % of the total area of the zone lots 
subject to the rezoning application, or their representatives autho-
rized in writing to do so. See page 3. 
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Representative Name Beau Breck 

Address 2150 W. 29th Ave., Suite 410 

City, State, Zip Denver, CO 80211 

Telephone 303-797-9119

Email bbreck@lcpdevelopment.net 

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

Please attach Proof of Ownership acceptable to the Manager for each property owner signing the application, such as (a) Assessor's Record, (bl 
Warranty deed or deed of trust, 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 Statement of Authority, or other legal documents as approved by the City Attorney's Office. 
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Location (address and/or boundary description): 

Assessor's Parcel Numbers: 

Area in Acres or Square Feet: 

Current Zone District(s): 

I :.I :ltl:.lt).""J•1 I. 
.. ___

Proposed Zone District: 

Last updated: February 22, 2017 

2065 S. Cherokee Street, Denver, CO 80223 

0527205014000 

31,250 square feet 

I-A UO-2 
I 

C-RX-8
("' 
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Return completed form to rezoning@denvergov.org 

201 W. Colfax Ave., Dept. 205 

Denver, CO 80202 

720-865-2974 • rezoning@denvergov.org
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   Rezoning Application 
2065 S. Cherokee Street 

 

  
 

2150 W 29th Ave. Suite 410    Denver, CO 80211     303.797.9119 

 
General Review Criteria: Consistency with Adopted Plans 
 
Criteria for Rezoning: There are five City adopted plans that guide the use and development of this Property:  

1. Denver Comprehensive Plan (2000) 
2. Blueprint Denver (2002) 
3. Evans Station Area Plan (2009) 
4. Shattuck District Plan (2003)  
5. Overland Neighborhood Plan (1993) 

 
Denver Comprehensive Plan (2000) 
 
Approval of the Rezoning Application and redevelopment of this Property will progress objectives and recommendations 
outlined in Denver Comprehensive Plan 2000, including: 
 

 Land Use and Transportation Strategy 4-A. Encourage mixed-use, transit-oriented development that makes 
effective use of existing transportation infrastructure, supports transit stations, increases transit patronage, 
reduces impact on the environment, and encourages vibrant urban centers and neighborhoods. 

 
Denver Comprehensive Plan 2000 calls for dense, mixed-use development along major transportation corridors.  
Approval of the Rezoning Application and redevelopment of the Property will enable commercial and retail uses at the 
street level, with residential uses above, thereby providing a mix of residential and commercial uses. The Property’s 
proximity to multi-modal transportation, make it an ideal location for transit-oriented redevelopment considered by 
Denver Comprehensive Plan 2000. The addition of new residents, businesses, and customers should increase transit 
patronage, supporting the goals outlined in the Land Use and Transportation Strategy.  
 

 Land Use Strategy 3-B. Encourage quality infill development that is consistent with the character of the 
surrounding neighborhood; that offers opportunities for increased density and more amenities that broadens 
the variety of compatible uses.  

 
Rezoning the Property from the current Industrial Zone District to a Residential Mixed-Use Zone District will support 
increased density that is consistent with other neighborhood planning documents, most notably the Evans Station Area 
Plan (2009). Furthermore, approval of the rezoning application will afford the opportunity to provide additional 
amenities and a variety of new, compatible uses through commercial/retail space at the street-level. In the spirit of 
honoring the character of the neighborhood and historical uses at the Property, some materials and design elements 
from the existing structures will be reused and incorporated into the new development.   
 

 Land Use Strategy 3-D. Identify and enhance existing focal points in neighborhoods, and encourage the 
development of such focal points where none exist. 

 
The Property is two and half blocks northeast of Evans Station, which is the primary existing focal point in the 
neighborhood. Approval of the Rezoning Application and redevelopment of the Property will further enhance Evans 



Station by increasing density within the immediate area, in turn increasing both transit patronage and pedestrian 
activity around the station. Likewise, Declaration Brewery can be considered a secondary focal point in the 
neighborhood. Located directly across S. Cherokee Street from Declaration Brewery, redevelopment of the Property 
with higher density and a mix of uses will further establish the 2000 block of S. Cherokee as another focal point in the 
neighborhood. 
 

 Mobility Strategy 3-B, Accommodating New Development. Promote transit-oriented development (TOD) as an 
urban design framework for urban centers and development areas. Development at transit stations should 
provide both higher ridership to the transit system and viability and walkability in the neighborhood.  

 
As discussed above, the property is located only 0.2 walking miles from RTD’s Evans Station. This location provides 
multimodal transportation options (bus & light rail) for future residents and businesses located at Property. Residents 
and employees at the Property will have access to areas of economic opportunity via Lines C and D to downtown 
Denver, Englewood, and Littleton. Redevelopment of the Property to a mixed-use residential building will promote 
walkability in the area and should increase transit patronage. To that end, ownership will take action to educate 
residents, businesses, and customers regarding the multimodal transit options available at this location.   
 

 Preferred Housing Development Strategy 6-A. Support mixed-use development consistent with the goals of the 
Comprehensive Plan’s land-use and mobility strategies.  

 
Approval of the Rezoning Application and redevelopment of the Property into a residential mixed-use building is 
consistent with the Comprehensive Plan’s land-use and mobility strategies discussed above. The transit-oriented-
development will support Evans Station as the primary focal point in the neighborhood, making effective use of the 
existing transportation infrastructure to increase transit patronage and pedestrian activity. 
 
 

 Preferred Housing Development, Strategy 6-E. Identify and capitalize on opportunities to develop housing along 
transit lines.   
 

The property is located three blocks west of the Route 0 bus stops at the intersection of South Broadway and Evans 
Ave., and 0.2 walking miles from the Evans Station, which includes access to the C and D light rail lines and the Route 21 
bus line. Redevelopment of the property will allow for the addition of a significant amount of new housing in this transit 
area. 
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Blueprint Denver (2002) 
 
The proposed redevelopment of the Property also complies with the letter and spirit of Blueprint Denver, which 
designates the Property as a transit-oriented development “Area of Change.”  Blueprint Denver describes transit-
oriented development as a “key concept” to successfully implement the City’s vision of integrated land use and 
transportation policies. To achieve the City’s Goals, Blueprint Denver suggest strategies that focus on “proactive 
planning with property owners and communities adjacent to the stations and addresses how the station can be 
integrated effectively into the community,” including concentrating on issues of land use. Blue Print Denver defines 
mixed-use development as “urban centers where residential, retail and commercial areas are intertwined.”  Approval of 
the Rezoning Application and redevelopment of the Property with a mix of housing and commercial services better 
reflects the City’s vision as articulated in Blueprint Denver.   
 

Land Use Concept - Transit Oriented Development: 
 

 

 

 



 
Evans Station Area Plan (2009) 
 

 
 

 

 

 
 
The Property is located in an area where increased density is desirable. Density is desirable at this location because of 
the Property’s proximity to Evans Station. The Evans Station Area Plan (2009) envisions dense, mixed-use residential 
development in the location of this Property. The Evans Station Area Plan calls for eight-story buildings directly north of 
Evans Station along the light rail line where the Property is located, and recommends a mixed-use residential Zone 
District, which is consistent with the proposed rezoning. Approval of the Rezoning Application and redevelopment of the 
Property will advance the land use recommendations called for in the Evans Station Area Plan.  

: 



 

 

Shattuck District Plan (2003) 
 
The Shattuck District plan addresses issues and provides guidance specific to the Shattuck site (two 
blocks north of the subject site) as well as surrounding properties. The plan includes a list of goals and 
objectives the neighborhood and City use to judge any proposed redevelopment of sites in the Shattuck 
District context area. Guiding Principles discussed in the Shattuck District Plan include the following: 
 

 Create redevelopment that is sustainable-renewable, that accommodates near-term markets 
and leads area development toward economically and environmentally responsible uses in the 
long term. 

 Put underutilized commercial / industrial parcels into more productive uses. 
 Create a good mix of land use types incorporating households, employers, and consumer goods 

and services. 
 Improve the quality of life in the neighborhood.  

 
Approval of the Rezoning Application and redevelopment of the Property is consistent with the Guiding 
Principles listed above as put forward in the Shattuck District plan. The proposed redevelopment of the 
property to a residential mixed-use building will help accomplish the following: 
 

 Meet current market demand with a mix of uses that are viable in the long-term and are likely 
to have less of an environmental impact than historical industrial uses at the property. 

 Redevelopment of the property is likely to spur further investment in the neighborhood. 
 Currently an unoccupied and functionally obsolete industrial building, the Property is 

underutilized given the proximity to Evans Station, and the current industrial zoning is not 
consistent with the productive uses envisioned by the Shattuck District Plan.  

 Approval of the Rezoning Application and redevelopment of the Property will create a mix of 
uses that incorporates residential housing, as well as commercial/retail goods services that will 
serve as an amenity to the neighborhood and increase the employment base.  

 Redevelopment of the Property will bring new housing and businesses to the neighborhood, 
providing additional amenities and thus improving the quality of life in the area. Likewise, as a 
transit-oriented-development, future residents will find improved quality of life by living within 
short walking distance to multimodal transportation options.  

 
 
 



Overland Neighborhood Plan (1993) 
 
The Overland Neighborhood Plan serves as a guide to the physical development and improvement of 
the neighborhood. The plan is intended to promote patterns of desired neighborhood improvements, 
urban design, housing, business types, traffic and public services which encourage and contribute to the 
economic, social, and physical health, safety, and welfare of the people who live and work in Overland. 
The plan identifies the land use for this area as industrial, however Blueprint Denver, Evans Station Area 
Plan, and Shattuck District Plan provide more recent land use guidance for mixed uses as discussed 
above. 
 
One of the subjects addressed by the Overland Neighborhood Plan is Regional Transportation District 
Issues. The following action recommendation, specific to regional transportation, is put forward in the 
Overland Neighborhood plan: 
 

 T-10: Support light rail in the southwest corridor and promote neighborhood access to it.  
 
Approval of the Rezoning Application and redevelopment of the Property is consistent with the action 
recommendation above. Given the site’s location, redeveloping the property to a residential mixed-use 
building will promote access to the southwest corridor light rail for new residents, businesses, and 
customers. Overall, the redevelopment promotes neighborhood access and utilization of the light rail.   
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General Review Criteria: Uniformity of District Regulations and Restrictions  
 
Approval of the Rezoning Application will cause the consistent application of building form, use, and 
design regulations. Once redeveloped, the property will adhere to all applicable rules on building height, 
siting, design elements, and pedestrian access. LCP Development does not anticipate seeking any further 
variance from these regulations.  
 
General Review Criteria: Public Health, Safety, and Welfare 
 
Approval of the Rezoning Application will promote the public health, safety, and general welfare by 
implementing the City’s adopted land use policies. Redevelopment of this Property will bring new 
residents as well as businesses to the neighborhood and Evans Station area, increasing the population 
both day and night, further supporting safety and security in the area. Likewise, redevelopment of the 
Property will trigger development of pedestrian right-of-way in front of the Property along S. Cherokee 
Street, where there is currently no sidewalk, thus increasing pedestrian safety in the area. Furthermore, 
redevelopment of the Property is expected to increase light rail and bus ridership at Evans Station, 
promoting public health and general welfare put forward by transportation initiatives adopted by the 
City.  
 
General Review Criteria: Justifying Circumstance 
 
Approval of the Rezoning Application is also warranted by changes to the surrounding area that justify 
redevelopment of the property. Of the Justifying Circumstances identified in the Denver Zoning Code, 
the following is the most applicable: “The land or its surrounding environs has changed or is changing to 
such a degree that it is in the public interest to encourage a redevelopment of the area or to recognize 
the changed character of the area” (DZC Section 12.4.10.8.A.4). The following changed or changing 
conditions apply: 
 

 New residential development is currently underway two blocks north of the property, at the 
Encore Evans Station project. Zoned C-MX-5, Encore Evans station will add a significant number 
of new housing units thus increasing the neighborhood population and contributing to the 
change of the neighborhood from a historically industrial area to a mix of compatible uses. 

 Declaration Brewery, located directly across S. Cherokee Street from the property, opened in 
2015 and has contributed to the changing character of the neighborhood. A popular afternoon 
and evening hangout, the successful brewery is currently looking to expand their canned 
production in order grow their market share in the region.  

 A bike/pedestrian bridge connecting Jewel Street to Overland is planned, which will improve 
pedestrian access to Evans Station and the neighborhood. Funding for the bridge is included in 
the City and County of Denver $937 million General Obligation Bond, which was approved by 
voters in November 2017.  

 Bear Creek Distillery, located approximately three blocks from the Property, opened in 2014 and 
a new winery located two blocks from the property is expected to open this year.  

 
The character of the Overland Park Neighborhood is changing based on recent redevelopment and 
future development projects in the area as described above. Current conditions provide justification for 
mixed-use residential zoning in the Property’s location that will further enhance and promote the 
changing character of the neighborhood. Approval of the Rezoning Application and redevelopment of 
the Property will likely stimulate additional investment and development in the neighborhood, helping 



to achieve a dynamic mix of uses that increases the resident population, area employment, goods and 
services offered, as well as increasing the use of public transportation options.  
 
General Review Criteria: Consistency with Neighborhood Context 
 
Approval of the Rezoning Application will be consistent with the neighborhood context and with the 
stated purpose and intent of the proposed Zone District. Consistency with the neighborhood context is 
evidenced by other properties that are currently zoned C-MX-5 located within two blocks of the subject 
Property. 
 
 
Public Health and Environment (DDPHE) – Comment Responses 
 

 LCP Development has confirmed the environmental conditions on the property through a Phase 
I Environmental Site Assessment completed by Eagle Environmental in December 2017. The 
Phase I recommended no further action, stating that soil and groundwater conditions are within 
acceptable screening levels. 

  LCP Development will develop the property in a manner that mitigates the risk of radon gas 
intrusion into the building, creating a safe environment for human occupation.  

 LCP Development contrac ted Boulder Environmental to complete testing in the building and 
during the demolition process will abate all materials containing asbestos or lead-based paint in 
accordance with applicable federal, state and local regulations.  

 LCP Development will take action to ensure that all contractors working at the property take 
reasonable measure to prevent particulate matter from becoming airborne and to prevent the 
visible discharge of fugitive particulate emissions beyond the property on which the emissions 
originate.  

 LCP Development will take action to ensure redevelopment of the property is in compliance 
with Denver’s Noise Ordinance (Chapter 36 – Noise Control, Denver Revised Municipal Code) 
 

 
 
  
 
 
 
 
 
 
 
 
 



 
 

 
February 26, 2018 

Community Planning and Development 

City and County of Denver 

201 W. Colfax Avenue, Dept 205 

Denver, CO 80202 

 

To whom it may concern,  

The Overland Park Neighborhood Association (OPNA) is writing this letter of support for the proposed 

Cherokee Mixed Use Project at 2065 South Cherokee and the land being rezoned to C-RX-8.  

OPNA heard presentations regarding this proposed project at both our January and February public 

meetings on January 25, 2018 and February 22, 2018.  At the first meeting in January, we were able to 

hear about the project in depth from LCP Development and give our feedback. At the February meeting, 

a second presentation on the project was made which incorporated feedback from the neighborhood 

into the concept plan.  

At this second public monthly meeting on February 22, 2018 the membership voted overwhelmingly to 

support the Cherokee Mixed Use Project.  

We were pleased to see that the developers listened at the first meeting and incorporated community 

feedback into the concept plan. In addition, OPNA appreciated the quality of design and adherence to 

the Evans Station Area Plan. The Overland Park Neighborhood Association is in support of this rezoning 

and we encourage you to support it as well.  

Please contact us with any questions.  

 

Sincerely,  

Overland Park Neighborhood Association 
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