
3200 Walnut, 3220 Walnut, 

3254 Walnut, 3235 Larimer

2015I-00141

From I-MX-3,UO-2

To C-MX-5 and C-MX-3



Location



Five Points Statistical 

Neighborhood (RiNo)



Location

• Full City block 

from 32nd St. to 

33rd St. between 

Larimer St. and 

Walnut St.



Request

• Property:
– 2.4 acres

– Several warehouse and 
industrial structures

• Property Owner:
– Requesting rezoning to 

facilitate mixed-use 
redevelopment up to 5 
stories.

• From I-MX-3, UO-2 to C-
MX-5 and C-MX-3.
– The applicant requested 

to remove the UO-2 
Billboard Use Overlay.   

Reminder: Approval of a rezoning is not approval of a proposed specific development project



Request:  C-MX-5 and C-MX-3
Urban Center Neighborhood Context – Mixed Use – 5 and

3 stories max. ht.



Existing Context –

Building Form/Scale



Process

• Registered Neighborhood Organizations notified of this 
Process

1. RiNo, River North Art District; 

2. Five Points Business District; 

3. Elyria Swansea/Globeville Business Association; 

4. Rio Norte; 

5. United Community Action Network Inc.; 

6. Curtis Park Neighbors; 

7. Denver Neighborhood Association, Inc.; 

8. Denver Urban Resident Association; 

9. Inter-Neighborhood Cooperation

• One letter of support received from Rino Art District.

• One letter requesting a delay received from property 
owner. 



Process

• Notice of Receipt of Application:
– December 16, 2015

• Planning Board Public Hearing:
– Notice: February 1, 2016

– Notification signs posted on property

– Public hearing: February 17, 2016 
• Recommended approval (5-3 vote)

• Neighborhoods and Planning Committee
– Notice: February 23, 2016

– Meeting: March 2, 2016

• City Council
– Notice: March 21, 2016

– Notification signs posted on property

– Public hearing:  April 11, 2016



Review Criteria

Denver Zoning Code Review Criteria

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



Review Criteria

Denver Zoning Code Review Criteria

1. Consistency with Adopted Plans
– Comprehensive Plan 2000

– Blueprint Denver:  A Land Use and Transportation Plan

– 38th and Blake Station Area Plan (2009)

– Northeast Downtown Neighborhoods Plan (2011)

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



Review Criteria:

Consistency with Adopted Plans

Intent of adopted plans:

• Establish a collective vision for the future

• Provide general guidance and strategies for 

future decisions

• Depict concepts illustratively across large 

areas to support text

• Allow for interpretation when making specific 

legal decisions for individual properties



Review Criteria:

Consistency with Adopted Plans

Comprehensive Plan 2000

• Environmental Sustainability Strategy 2-F – Conserve land by: 
promoting infill development 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. (pg 39)

• 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. (pg 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. (pg 60)

• Denver’s Legacies Strategy 3-A – Identify areas in which increased 
density and new uses are desirable and can be accommodated. (pg 99)  



Review Criteria:

Consistency with Adopted Plans

Blueprint Denver (2002)

• Land Use Concept:

– Mixed Use

• Sizable employment base as 

well as housing

• Land uses mixed within the 

same building, development, 

block, or within walking 

distance

– Area of Change

• Channel growth and 

development where it is 

beneficial



Review Criteria:

Consistency with Adopted Plans

Blueprint Denver (2002)

• Future Street 

Classification:

– Walnut St.

• Residential Collector

– Larimer St

• Mixed-Use Arterial 

– 32nd St. and 33rd St.

• Undesignated Local 

Reminder: Evaluating whether the proposed zone district is consistent with the Future Street 

Classification, but not to assess the traffic impacts of a specific development proposal.



Review Criteria:

Consistency with Adopted Plans

38th and Blake Station Area Plan (2009)

Mixed-Use Employment Concept Land Use 1 to 3 stories along Walnut St.



Review Criteria:

Consistency with Adopted Plans

Northeast Downtown Neighborhoods Plan (2011)

Land Use:
• Mixed-Use Industrial Concept Land Use 

Building Height:
• The three and five story areas are located generally 

between 24th St. and 35th St., 
• Blake St. and Walnut St. supporting 5 stories 
• Larimer supporting 3 stories 
• To aid in the transition between RiNo and Curtis 

Park. 



Review Criteria:

Consistency with Adopted Plans

Northeast Downtown Neighborhoods Plan (2011)

Mixed-Use Industrial Concept Land Use 5 stories along Walnut St. and
3 stories along Larimer St.



Review Criteria:

Consistency with Adopted Plans

Northeast Downtown Neighborhoods Plan (2011)

25’ transition from 
C-MX-3 to C-MX-5

~55’ transition 
C-MX-3 to C-MX-5

Centerline of the alley  
(132.5’) transition 
between C-MX-3 and 
C-MX-5



Review Criteria:

Consistency with Adopted Plans

Northeast Downtown Neighborhoods Plan (2011)

• Building form recommendations:

– “Site building forms in a context sensitive manner with 

emphasis on orienting to the street with parking and 

access in the rear/off the alley;” 

– “Promote the use of design elements that link the building 

directly to the street environment, such as ground story 

activation, transparent windows openings and doorways at 

the street;”



Review Criteria

Denver Zoning Code Review Criteria

1. Consistency with Adopted Plans
– CPD finds the rezoning is consistent with 

Comprehensive Plan 2000, Blueprint Denver, 38th & 
Blake Station Area Plan, and Northeast Downtown 
Neighborhoods Plan

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



Review Criteria

Denver Zoning Code Review Criteria

1. Consistency with Adopted Plans

2. Uniformity of District Regulations

3. Further Public Health, Safety and Welfare

4. Justifying Circumstances
– 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
• Adopted plans recommend redevelopment and recognize 

evolving character

• Redevelopment in area signals an evolution in the environs

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



Review Criteria

Denver Zoning Code Review Criteria

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
• Urban Center Neighborhood Context

• Multi-unit residential and mixed-use commercial; moderate 
building heights

• Consistent building orientation, shallow setbacks, parking in the 
rear

• High levels of multimodal access



Review Criteria

Denver Zoning Code Review Criteria

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
• C-MX zone districts promote safe, active, and pedestrian-scaled, diverse 

areas through building forms that activate the street edge. Enhance the 
convenience, ease, and enjoyment of transit, walking, shopping, and 
public gathering

• C-MX-5 applies to areas or intersections served primarily by collector or 
arterial streets where a building scale of 1 to 5 stories is desired.  C-MX-3 
applies to areas or intersections served primarily by local or collector 
streets where a building scale of 1 to 3 stories is desired.



CPD Recommendation 

CPD recommends approval, based on finding 

all review criteria have been met

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


