
38th & Blake Station Area Height Amendments 
Public Meeting #3 Meeting Summary 

April 26, 2016 
 

Open House: 5:30pm – 5:55pm  
Meeting Start: 5:55pm 
 
Councilman Albus Brooks Introduction:  
 
Councilman Albus Brooks began the meeting addressing all of the attendees. He asked that all of 
those who live within a mile of the station raise their hands for the group to see the general 
representation of the meeting.  
 
Councilman Brooks explained that previous public input led to a preferred height alternative of 
16 stories at the station. This third public meeting is meant to refine the heights. Following this 
meeting, the fourth public meeting in May, a draft of the plan amendment will be presented based 
on the feedback received throughout this planning process. In June, there will be a meeting held 
to discuss the plan for affordable housing. Finally, in July there will be a public meeting to 
discuss design tools in RiNo.  
 
PowerPoint Presentation:  
 
Following Councilman Brooks’ s opening remarks, Tim Watkins, Senior City Planner, presented 
a PowerPoint presentation to the group, discussing the plan background and intent, findings from 
previous public meetings, information to address concerns voiced at Public Meeting #2, and the 
timeline for the planning process moving forward.  
 
One participant asked if Tim could explain the light shadow studies that were displayed for the 
public to review. The shadow studies were provided to show the effect that the building heights 
would have on the river during different times of the day and during the winter and summer 
months.  
 
Further explanation was provided to address potential design tools that could be applied in RiNo 
to meet the community vision. The current process is to amend the existing plans in the station 
area to address the vision. The plan is policy guidance that provides support for implementation.  
 
One resident raised concern that there was public input to develop the existing plans as they are 
and that changing the plans would undo a lot of that public vision. In reference to the Northeast 
Downtown Neighborhood Plan, there was lots of community involvement that went into that 
process. Community input will continue to be considered throughout this planning process as 
well. This process is meant to get public feedback and improve clarity in Plan language.  
 
Group Map & Discussion Activity Reporting: 
 

• One group was in general agreement that 16 stories should remain around the station 
platform, but also discussed the possibility of extending 16 stories both north and south to 
create more of a ‘corridor’ of density for the station area rather than a ‘node’.  

• A major note the group had was to eliminate height transitions at half blocks and draw 
the height transition lines at existing blocks to reduce confusion and offer clear 
interpretation 



• When discussing the northern portion of the study area, it was recommended to consider 
even up to 30 stories in areas that aren’t surrounded by residences 

• Use Blake St as a local theatre to take people downtown 
o Currently, Blake is not designed to handle extensive traffic 

• It was mentioned that RiNo is starting a conversation with the City to conduct an access 
management strategy 

• With rising densities in close proximity to the light rail station and to downtown, there 
will be an influx of the number of cabs on the streets 

• Relying on RTD as an access relief isn’t feasible  
• The problem is a lack of parking that should be addressed with new development 
• In reference to the heights abutting the Cole neighborhood, the group generally agreed 

that the transition of three stories should be extended further into the neighborhood 
• There needs to be a feathering down of heights to the neighborhood 
• Potentially extend 16 stories further south and feather downward into the neighborhood 

more gradually 
• In reference to the heights proposed at the River: height is potentially too tall at the River 

– step backs need to be provided at 5’ with a 12’ max height 
• The group discussed a potential of allowing for 20 stories at the station platform, but 

agreed that this would raise neighborhood concern 
• It was noted again the importance of eliminating half-block height transitions – all height 

transitions should take place at existing blocks 
• In reference to the character of the neighborhood – old and new – what kind of 

requirements would go along with heights to maintain the character? 
• Setbacks along the River is important 
• Parking that disrupts street activation is a problem – require ground-floor activation 
• Light and views: don’t obscure other surrounding buildings 

o Hold developers accountable for design that maintains light and views 
• Lot line-to-lot line is all mass and that ruins views, especially along the river 
• How tall along the river?  

o Prime views 
o What does that do for the river as an amenity? 

• RiNo’s diversity and complexity is important 
• 3-5 stories maximum along the river 
• Taller buildings might provide far higher quality design 

o Design guidelines are important 
• Green space is an important part of the station area 
• Preserve the character of the Cole Neighborhood – the height transition is important into 

the neighborhood 
• 12 stories on the neighborhood side of the tracks is more agreeable than the 16 stories 

proposed 
• Buildings could provide safety and “eyes on the river” 
• Value increases in the land/area along railroad tracks 
• Just because there is a 12-story maximum doesn’t mean that is what will be developed 
• Vocal opposition to any change in the Cole Neighborhood 

o Denver stormwater drainage plan is an issue 
o Otherwise there is consensus with the plan amendments 

• River height is most agreeable with a stepback of 5 stories and the greenway plan here 
o Trail will be affected by shadows 

• Parks are important in the station area 



o Incorporate parks/public space into development 
• Street-level activation is ideal to support residences 
• Retain western views 

o SW 16-story building heights are not appropriate – keep closer to the station 
platform 

• Institute a Design Review Board 
• Minimize parking impacts 

o No podium of parking with tower on top 
• Robust debate around river 
• Transition to Cole is too abrupt at Downing/Marion – extend further to Marion and 

Lafayette 
• 5 stories too tall along river – stepback is appropriate 

o Stepback may make development impossible 
• Concern about large, blocky buildings at 16 stories 
• Reinvest in neighborhood in exchange for heights 
• Generally in agreement with proposed heights 
• View corridors adjacent to the river are important 
• Height at platform is appropriate – good place for densities 
• Considerations for parking and parking impact 
• RTD shared public parking 
• Enrichment of green spaces in the area 

o responsibility of developers to improve green spaces 
o Maintaining community centers 

• How much responsibility should new development have to incorporate low-income 
housing the area? 

• Support of the plan amendment in general 
• 38th & Washington widened for access to neighborhood 
• Parking permitting and enforcement is important to residents 
• Enforce ground-level activation 
• Require a 5-story stepback along river 
• Finish the light rail 
• East side of tracks: residents want to see 3-4/5 stories 
• Encourage deep “setbacks” along river 
• In favor of the 16 stories at the station platform 
• Developers should provide additional public space along river in exchange for flexibility 

 
 
Meeting End: Approximately 7:50pm 
 
 


