
38th & Blake Station Area Height Amendments 
Steering Committee Meeting #4 

Wednesday, March 9, 2016 
Meeting Summary 

 
Location: EXDO Event Center, 1399 35th St 
Time: 3:15pm – 5:15pm 
 
Attendees: Albus Brooks, Justin Croft, Drew Dutcher, Andrew Feinstein, Chase Mullen, Joel Noble, & 
Armando Payan 
Staff: Mallory Bettag, Emily Gloeckner, Louis Kolker, Steve Nalley, Chris Nevitt, & Tim Watkins 
 
Meeting Start: 3:20pm  
 
Tim Watkins began the meeting by reviewing the agenda. This steering committee meeting will review 
public comments, design standards, 3D model of station area height alternatives, and draft questions for 
the second public meeting.  
 
Tim reviewed the summary of public comments received at the first public meeting and via email 
following the meeting.  

• There was full agreement that building height recommendations should be amended 
• 95% expressed support for building height increases ranging from 5-20 stories 
• 5% encouragement for reduced building heights 
• TOD creates a desire for services and amenities, increased economic 

development/entrepreneurship and less vehicle use 
• Negative Impacts: 

o Traffic congestion, bike/ped conflicts 
o Poor design 
o Limited views and light 
o Parking problems 
o Noise and intensity levels 

• Impact Mitigation: 
o Better design standards 
o Multi-modal transportation planning 
o Parking district strategies 

 
• Heard from the public that they want improved urban design for both public and private realm 

o Amenity spaces 
o Active ground use/quality public realm 
o Quality streetscapes 
o Respect river with limited heights 

 
Steve Nalley discussed how to potentially incorporate input from public comments and how to address 
these concerns/recommendations through design.  

• RiNo Neighborhood Organization is currently producing a design document addressing ground-
story activation, upper-story setbacks, and light/site, etc. 

• Some of the concerns being expressed throughout this effort are being addressed in all of RiNo. 
The thought is to combine the efforts to address these design-related elements. 

o The thought is, following this height amendment process, the design elements could be 
addressed through a potential design overlay/text amendment.  



• Councilman Brooks discussed affordable housing. How might a linkage fee tie into this effort as 
well? There are efforts to move towards addressing affordable housing through linkage fees.  

• Tim Watkins: We only received a few comments about affordable housing and more about 
keeping existing businesses in the area and keeping it affordable for businesses.  

• Andrew Feinstein: I am worried about our timeline for this project and tackling the bigger 
citywide picture of affordable housing 

o It is also about affordability for studios and businesses already here. 
• Councilman Brooks: This effort would replace the IHO. I had several people talk to me about 

how to address affordability in their projects.  
• Steve Nalley: If we create this at a citywide level, you don’t pay the linkage fee if you build out a 

percentage of affordability.  
• Andrew Feinstein: Developers can’t get out of linkage fees if building an office building. 
• Justin Croft: Does single-family pay into that as well? And apartments?  
• Councilman Brooks: Yes. It will be approved in September/October and a nexus study will be 

done in May/June.  
• Joel Noble: This doesn’t have to wait for that effort. How quickly can these guidelines/overlay be 

added after?  
• Steve Nalley: We will not do design guidelines, we will complete a design overlay. We don’t 

want to add layers of review (Results: Text/Map amendment for a design overlay).  
• Justin Croft: The design overlay could be based on existing C-MX and I-MX and then dictating 

where uses may exist.  
• Steve Nalley: It would be controlling street-level active uses. A shorter list of allowed active uses 

on the ground level. The results are a design overlay that describes where uses can be located on 
the site, but not limiting uses. We should be talking about what we want, now how we want to get 
it.  

o A question we get is: Are we requiring too much nonleasable space on the ground story? 
What’s wrong with vacant space? Could this vacant space translate into affordable studio 
space?  

• Councilman Brooks: I think that’s great because we will all be accountable if this area becomes 
the most gentrified area in the City.  

• Steve Nalley: There are different ways to handle the ground-story activation. It could be area-
based, or height-based. We don’t have to decide on the tool yet – we want to find what we do 
want.  

• Joel Noble: That’s the idea that we will amend the plans to create plan support.  
• Councilman Brooks: I feel really good about affordability, and I feel good about the design 

overlay. The next thing we need to talk about is impacts on infrastructures. That’s starting to be 
the most difficult to control.  

• Joel Noble: Specific recommendations about cleaning up the cross between street grids have been 
put on a shelf. Is there a way to talk further about how we want to clean these areas up?  

• Emily Gloeckner: We haven’t shelved the 38th and Blake Next Steps Study. We are using that 
now and trying to prioritize public/private responsibilities.  

 
Sample Questions for Keypad Polling: 

• This group plans to bring questions to the public using keypad polling with a variety of 
questions to get real time results. We encourage the public to provide additional comments on 
worksheets as well.  

• A lot of these questions are trying to address what the community expressed as issues, 
concerns, and desires.  

• Councilman Brooks: We need to include questions about affordable housing 



• Drew Dutcher: There is a lot of concern about the fee aspect of height incentives. If the fees 
are raised, it seems that a lot of developers will just pay the fee and avoid building the 
affordable units.  

• Councilman Brooks: We are addressing this issue at a citywide level.  
• Justin Croft: Sample Question: How important do you think affordable housing is in the 

station area? –Very, Somewhat, Not at All 
• Armando Payan: It’s an important conversation to have with the community. 
• Andrew Feinstein: You have a responsibility to provide housing for the employees you have 

in your office development that you have created.  
• Pick top two or three choices should be an option for the keypad polling 
• Drew Dutcher: Some of these example questions have areas that should be shown on the map 

to show the public where these are.  
• Justin Croft: Separate bike and pedestrian and other open space in these questions. Another is 

how do we make the river publicly accessible open space?  
• Drew Dutcher: For a certain density, should we require open space? Smaller spaces are 

sometimes the more inviting/interesting spaces.  
• Justin Croft: Let’s maximize use of the right-of-way (ROW) and the river and not meddle 

with every private development. There is plenty of unused ROW that could be studied.  
• Chris Nevitt: We cannot overlook the importance of providing density at the river to allow as 

much access as possible. Require active uses towards the river. Make the step backs more 
intense for shade and view.  

• Joel Noble: It may be a disincentive for developers to build higher because they are worried 
about creating too much vacant space. Active ground floor should be location-based.  

• Andrew Feinstein: Should active ground activation be required a certain distance from the 
station platform?  

• Chase Mullen: Buildings will be so much taller if active ground floor is required, would you 
still want that?  

• Justin Croft: Incentivize not building parking along street frontages. Take away parking 
minimums entirely at a certain height.  

 
Discussion of Height Alternatives from 3-D Model: 

• Heights need to be reduced in both alternatives based on group feedback 
• Create one lower height alternative and one taller height alternative 
• Create consistent height along the river 
• Reduce height as the transition is made to the surrounding neighborhoods 
• Greater height at the station platform 

 
Meeting Wrap Up:  

• Adjustments will be made to the questions and distributed to the group for comment prior to the 
public meeting in preparation for the keypad polling exercise.  

• The 3-D Height alternatives will be adjusted based on the comments provided and brought to the 
public at the upcoming public meeting.  

• A PowerPoint presentation will be provided giving background to the project and summarizing 
the information we received in the first public meeting.  

 
Meeting End: 5:25pm  


