




















  Brian Dunn 
 
 Great Divide Brewing Co. 
 2201 Arapahoe Street 

 Denver, Colorado 80205 
 

 brian@greatdivide.com 
 Phone 303.867.4836 
 
 www.greatdivide.com 

 
 
City and County of Denver 
Community Planning and Development 
201 W. Colfax Ave., Dept. 205 
Denver, CO 80202 
 
Attn: Brandon Shaver 
 
July 1, 2020 
 
RE: Application for Rezoning of 2201 Arapahoe Street, application number 20201-00013 
 
 
Ladies and Gentlemen, 
 
I represent Great Divide Brewing Company (“Great Divide”, the “Applicant”), to rezone the approximately 18,900 
square foot property generally located at the northeast corner of 22nd Street and Arapahoe Street, which is 
currently zoned (PUD-570).  
 
This letter is intended to supplement the Application and provide the Denver Community Planning and 
Development (“CPD”) with additional information to aid CPD in reviewing and approving the requested 
Rezoning, including information explaining why we believe the Application meets or exceeds the City’s 
criteria for approval of the Rezoning. 
 
The Application is for the following to be approved by CPD: 
 

• Rezoning the Property from PUD-570 zone district to DAS-12+ zone district. 
 

Great Divide requests CPD’s approval of the Rezoning in order to return the property to the surrounding zone 
district because the manufacture of malt beverage is now an allowed use in the DAS-12+ zone district.  Prior to a 
zone map amendment changing the zoning for the neighborhood from B8-A to DAS-12+, the manufacture of malt 
beverage was not an allowed use under the prior zoning of B-8A, which prompted the original PUD. 
 
The Project is consistent with the Denver Comprehensive Plan 2000 and 2040, Blueprint Denver, Downtown Area 
Plan, and Northeast Downtown Neighborhood Plan. Additionally, if the Rezoning were approved, it would remove 
the Property from a PUD zoning designation and put the Property into the zoning district prevailing in the 
Neighborhood (as defined below). Currently, a majority of the properties surrounding the Property are zoned 
DAS-12+. 
 
 

NEIGHBORHOOD OUTREACH 
The Property is located within Ballpark Neighborhood (the “Neighborhood”) and we have discussed the 
Rezoning with The Ballpark Collective, the primary neighborhood organization for the neighborhood. Additionally, 
we have reached out to inform each of the other registered neighborhood organizations (individually “RNO”, or 
collectively “RNOs”) that are within two hundred feet (200’) of the Property.  
 
We have also reached out to each of the property owners within two hundred feet (200’) of the Property to discuss 
the Rezoning and answer any questions or concerns they may have.  



 
 
 

ANALYSIS 
An application for a rezoning must satisfy the criteria for approval applicable to all zone map amendments 
and the criteria applicable to non-legislative rezonings. Code, §§ 12.4.10.7 and 12.4.10.8. What follows is 
an analysis of how the Application for the Rezoning satisfies each of these criteria. 
 

I. Criteria for Zone Map Amendments 
 

The City Council may approve an official zone map amendment if the proposed rezoning complies with 
specified criteria. Code, § 12.4.10.7. The Rezoning complies with those criteria, as explained in detail 
below. 
 

1. The proposed official map amendment is consistent with the City’s adopted plans, or the proposed 
rezoning is necessary to provide land for a community need that was not anticipated at the time of the 
adoption of the City’s plan. 

 
The Rezoning is consistent with the City’s adopted plans, as follows: 
 

a. Comprehensive Plan 2040 and Blueprint Denver (2019) 
 

The City’s Comprehensive Plan 2040 (Comp Plan 2040) was adopted to “agree on the City’s long-term 
purposes, to think through Denver’s special inheritance and its effect on those purposes, and then to 
suggest strategies that will buy that inheritance as much long-term insurance as possible to sustain it for 
the future.” In that vein, the Comp Plan 2040 sets forth numerous strategies to help guide future development 
within the City. The Rezoning for the Property aligns closely with many of the strategies and recommendations in 
the Comp Plan 2040, including, but not limited to: 
 

• Environmental Strategy 2-F by “Promoting infill development within 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 and adopting construction practices in new 
developments that minimize disturbance of the land.” 
 

o The Rezoning supports continued street activation which Great Divide currently provides. 
 

• Land Use Strategy 3-B to “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.” 
 

o The Rezoning would remove the Property from a PUD zoning designation and put the 
Property into the zoning district prevailing in the Neighborhood. This would encourage 
quality development consistent with the character of the surrounding Neighborhood 
and the goals of the already-established zoning. 

 
o The Rezoning would allow the continuation of an existing business and popular amenity that is 

part of the core of the character of the Neighborhood.   
 

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

o The Rezoning will enhance an existing focal point in the Neighborhood. Great Divide has been in 
the Ballpark Neighborhood since 1994.  The brewery is part of the Neighborhood and the 
Neighborhood is part of the Great Divide culture.   
 

 
• Mobility Strategy 8-A to “Ensure safe and convenient access and accommodation of bicycle 
riders, pedestrians and transit riders.” 



 
o The Rezoning would provide continued activation of the street and will provide convenient access 

and accommodation to bicycle riders, pedestrians and transit riders. 
 
While the Rezoning would likely accomplish many more strategies and recommendations in the Comp 
Plan 2040, the above list demonstrates the extent to which the Rezoning is consistent with the adopted Comp 
Plan 2040. 
 
The City’s Comp Plan 2040 is the vision for Denver and its people for the next twenty years. The vision is 
composed of six elements that set long-term, integrated goals to guide the future of the City and provide 
guidance for City leaders, institutions and community members to shape the City. The proposed rezoning aligns 
closely with these six elements in several ways, including, but not limited to: 
 

• The proposed rezoning meets Goal 8, Strategy B – “Encourage mixed-use communities where residents 
can live, work and play in their own neighborhoods”. 
 

o Great Divide has an employee base of around 60 employees and many of these employees 
prefer to walk to work or ride to work.  The brewery provides plenty of bike parking for employees 
in order to encourage commuting by bike and provides RTD Eco Passes for all employees to 
encourage the use of public transport. 

 
• The proposed rezoning meets Goal 8, Strategy A – “Build a network of well connected, vibrant, mixed-use 

centers and corridors”. 
 

o Great Divide has been a center of community activity since the brewery opened in 1994. 
Residents and visitors are drawn to the Tap Room for fresh beer, social interaction and brewery 
tours. The visitor traffic that the brewery draws is positive for the neighborhood in both a social 
and economic standpoint.   

 
• Economically Diverse and Vibrant: The Rezoning will allow for the continued manufacturing of malt 

beverages with an active tasting room and will add to the economic diversity of the City and the 
Neighborhood and increase economic opportunity. The Rezoning will sustain and grow the City’s 
neighborhood businesses as a result of the guests that the brewery pulls in. 

 
• Strong and Authentic Neighborhoods: The Rezoning will enhance the Neighborhood by (1) expanding an 

existing cornerstone of the Neighborhood so that Great Divide can serve more residents and draw other 
Denverites to the Neighborhood, and (2) if the business grows, will add more jobs to the Neighborhood in 
a manner that is in keeping with the character and design of the general Neighborhood. 

 
The above list demonstrates the extent to which the Rezoning is consistent with general tenets of the Comp Plan 
2040. 
 

b. Blueprint Denver (2019) 
 

The City’s Blueprint Denver “presents a strategy to improve our city by shaping the places where we live, travel, 
work, shop and play.” It is “the primary step to implement and achieve” the vision outlined in the Comp Plan 2040. 
Blueprint Denver outlines several key concepts that are “central to Blueprint Denver’s successful implementation.” 
 

• The Rezoning meets 5.6 Downtown criteria “Development in this context should contain a high mix of 
uses, with good street activation”. 
 

o With the Tap Room on the ground floor, and sidewalk patio, the brewery currently provides great 
street activation and we would like to continue this. 

 
• The proposed rezoning meets the criteria for Arapahoe St: Downtown – Arterial: “Surrounded by the most 

intense land uses including hotels, street level retail and office, residential and mixed-use towers.  
Pedestrian oriented with maximum building coverage of the site.  Narrow setbacks and strong 
engagement of the street”. 
 



o The Tap Room is visible to many people walking from the parking lots to Coors Field and the 
brewery receives many guests who are on their way to and from baseball games.  As a result, the 
brewery has strong engagement of the street from pedestrian traffic.     

 
 
The Rezoning will provide the continuation of a balanced mix of uses with the surrounding neighborhood, plentiful 
pedestrian access, and robust economic activity.  
 
Blueprint Denver has been adopted to supplement the Comp Plan 2040 and provides further structure around the 
six elements that comprise the vision for Denver set forth in the Comp Plan 2040 and sets forth the 
recommendations and strategies for achieving the six elements of the City’s vision. The Rezone aligns closely 
with many of the strategies and recommendations in Blueprint Denver, including, but not limited to: 
 

• Land Use & Build Form: General 01 – Promote and anticipate planned growth in major centers and 
corridors and key residential areas connected by high- and medium-capacity transit corridors. Strategies 
for implementing this recommendation include encouraging higher density, mixed-use development in 
transit-rich areas. 

 
• Land Use & Build Form: General 02 – Incentivize or require the most efficient development of land, 
especially in areas with high transit connectivity. Strategies for implementing this recommendation include 
allowing increased density in exchange for desired outcomes, such as affordable housing, especially in 
transit-rich areas. 

 
• Land Use & Build Form: General 09 – Promote coordinated development on large infill sites to ensure 
new development integrates with its surroundings. 

 
• Land Use & Build Form: Housing 06 – Incentivize the development of affordable housing and mixed-
income housing, particularly in areas near transit, services and amenities. Strategies for implementing this 
recommendation include incentivizing affordable housing through zoning, such as height bonuses, 
especially in community corridors adjacent to transit, and additional parking reductions for projects that 
provide income-restricted affordable units. 

 
• Land Use & Build Form: Economics 05 – Promote creative industries and maker spaces as vital 
components of Denver’s innovative economy. A strategy for implementing this recommendation includes 
identifying opportunities to expand the allowance for hand crafted manufacturing where it’s compatible 
with other uses allowed in the district. 

 
• Land Use & Build Form: Economics 07 – Ensure Denver and its neighborhoods have a vibrant and 
authentic retail and hospitality marketplace meeting the full range of experiences and goods demanded 
by residents and visitors. Strategies for implementing this recommendation include (a) supporting locally-
owned businesses to expand and evolve to meet the changing needs of residents and visitors, (b) attract 
the world’s innovative retail brands to provide shopping experiences and options for both residents and 
visitors, and (c) promote Denver’s image as the premier destination for active lifestyles, ranging from retail 
shopping to neighborhood activities and events. 

 
• Land Use & Build Form: Design Quality 02 – Ensure residential neighborhoods retain their unique 
character as infill development occurs. This includes the use of design overlays as targeted tools in 
developing or redeveloping areas that have a specific design vision. 

 
• Land Use & Build Form: Design Quality 03 – Create exceptional design outcomes in key centers and 
corridors. Mixed-use buildings should engage the street level and support pedestrian activity. The bulk 
and scale should be respectful of the surrounding character, especially in transitions to residential areas. 

 
• Land Use & Build Form: Design Quality 04 – Ensure an active and pedestrian-friendly environment that 
provides a true mixed-use character in centers and corridors. The Rezoning will allow the business to 
continue to operate consistent with its current use and operation in the Neighborhood as a craft beer 
brewery, allowing it to serve more residents, employees, and visitors to the Neighborhood. The Rezoning 



will adhere to the zoning requirements of DAS-12+, which is the prevailing zoning designation for the 
surrounding Neighborhood. 
 
 

• Neighborhood Context Designation 
o Neighborhood context map and description provides a guide to establishing appropriate zone 

districts. The Rezoning application to DAS-12+ is consistent with Blueprint Denver’s future 
neighborhood context designation.  The Downtown Context is described generally as, “having a 
high mix of uses with good street activation.  Rezoning to DAS-12+ will be compatible with the 
existing neighborhood character.  Rezoning to DAS-12+ will help offer residents a mix of uses 
with good street activation and connectivity. 
 

• Future Places Map 
o The purpose of the Rezoning is to have the subject property be zoned the same as the majority of 

the properties in the surrounding zone district, which has the following characteristics: 
 

 A high mix of uses throughout, including many large-scale multi-unit residential uses. 
Commercial uses are prevalent. Buildings are generally the tallest of the residential 
places in this context. There is high lot coverage and shallow setbacks. 

 A continuous and well-connected pedestrian network and high levels of bicycle network 
connectivity. There is a high availability of diverse transit options. Vehicular access and 
parking is on-street or within large parking garages. 

 Good access to parks and other open spaces. Plazas are common. Green infrastructure 
is often integrated into the streetscape or provided on-site. Regularly spaced street trees 
in planters or structural cells. Trees and other plantings should be included on-site where 
space allows. 

 
o There is no plan to redevelop the property and the intended use will not change with a Rezoning 

approval. The current plan for the property is to continue to operate Great Divide Brewing 
Company. 

 
 

• Growth Areas 
o Blueprint Denver identifies the subject area to be High to Medium/High growth, with an expected 

5% job growth and 15% residential growth. 
 
 

c. Downtown Area Plan 2007 
 

• The Rezoning meets D.3 Downtown’s New Neighborhood Arapahoe Square Goal “Redevelop Arapahoe 
Square as a cutting-edge, densely populated, mixed-use area and center of innovative businesses” 
 

o Breweries and Tap Rooms are innovative business which draw guests from the neighborhood 
and from outside of the neighborhood.  Great Divide has a strong presence in the neighborhood 
and as a result, attracts many people to the neighborhood. These guests often times visit 
neighboring businesses, such as retail and restaurants.  Great Divide does not have a restaurant, 
so guests when guests choose to leave, they often head to a neighboring restaurant. 
 

• The Rezoning meets the Key Recommendations “Encourage appropriate redevelopment of surface lots 
and other underutilized properties”. 
 

o The Rezoning would allow for redevelopment of the property at a future date, and some may 
consider the use by a brewery an underutilized property. 

 
As demonstrated above, The Rezoning meets and exceed the goals and objectives of the Downtown Area Plan 
and approval of the Rezoning will help fulfill the Downtown Area Plan’s vision for the Property. 
 
 



 
d.   Northeast Downtown Neighborhood Plan 

 
• The Rezoning meets the description of Arapahoe Square “Arapahoe Square is an urban area along the 

edge of Downtown that is currently characterized by its lack of development. Over one third of the land in 
Arapahoe Square consists of vacant lots or surface parking lots.  Because of this underutilization of land, 
Arapahoe Square is considered to be a major redevelopment opportunity.  There are many small 
businesses in Arapahoe Square, as well as examples of adaptive reuse of older structures”. 
 

o The Property is a former dairy processing facility that dates back to the 1920’s.  The structure of 
the building, the layout of the building and the utilities of the building made it an ideal property for 
adaptive reuse for brewing. 
 

• The Rezoning meets the description of N.4 Land use “Arapahoe Square is a mixed-use neighborhood 
with a distinctly urban character.  It is comprised of commercial and mixed-use buildings, multi-family 
residential, and some light industrial buildings.  This is reflected in the future land use map by the “mixed 
use” land use category”. 
 

o The Property is a very good fit for a mixed-use neighborhood and Great Divide has been an 
active property owner in the Neighborhood since opening in 1994. 

 
As outlined above, the Rezoning is consistent with the City’s adopted plans, specifically the Comp Plan 2040 
Blueprint Denver, Downtown Area Plan, and Northeast Downtown Neighborhood Plan, and therefore satisfies the 
first criteria for official zone map amendments. 
 

2.  The proposed official map amendment results in regulations and restrictions that are uniform for 
each kind of building throughout each district having the same classification and bearing the 
same symbol or designation on the official map, but the regulations in one district may differ from 
those in other districts. 

 
The Rezoning seeks to rezone the Property to DAS-12+. This would take the Property out of a PUD and put the 
Property into the zoning district prevailing in the Neighborhood. Currently the majority of the properties 
surrounding the Property are DAS-12+. Therefore, the Rezoning would result in regulations and restrictions that 
are uniform for each kind of building throughout each district having the same classification and bearing the same 
symbol or designation on the official map. 
 

3.  The proposed official map amendment furthers the public health, safety and general welfare of 
the City. 

 
The City has adopted multiple plans in the interest of public health, safety, and the general welfare, including the 
Comp Plan 2040 and Blueprint Denver. As described in detail above, the Rezoning furthers the goals, policies, 
and strategies in these City plans, and thus furthers the health, safety, and general welfare of the City. 
 
II.  Criteria for Non-Legislative Rezonings. In order for City Council to approve an official map amendment 
that the City Attorney has determined is not a legislative rezoning, the application must also meet both of the 
following criteria: 
 

A. Justifying Circumstances: one of the following justifying circumstances must exist: 
 
1. The existing zoning of the land was the result of an error; 

 
2. The existing zoning of the land was based on a mistake of fact; 
 
3. The existing zoning of the land failed to take into account the constraints on development 

created by the natural characteristics of the land, including, but not limited to, steep slopes, floodplain, 
unstable soils, and inadequate drainage; 

 
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. Such change may include: 



 
a. Change or changing conditions in a particular area, or in the city generally, or 
 
b.  A City adopted plan, or 

 
c.  That the City adopted the Denver Zoning Code and the property retained Former 

Chapter 59 zoning.5. It is in the public interest to encourage a departure from the existing zoning 
through application of supplemental zoning regulations that are consistent with the intent and 
purpose of, and meet the specific criteria stated in, Article 9, Division 9.4 (Overlay Zone Districts), 
of the Code. 

 
 
Justifying Circumstances are found in Section 12.4.10.8.(A.4).  The subject property qualifies under subsection A) 
4(c), that the City adopted the Denver Zoning Code and the property retained former Chapter 59 zoning.  
 
 

B. Consistency with Neighborhood Context Description, Zone District Purpose and Intent Statements: 
the purpose of the amendment is consistent with the description of the applicable neighborhood context, 
and the stated purpose and intent of the proposed zone district. 
 

• The requested DAS-12+ zoning is consistent with the adjacent neighborhood context, zone district 
purpose and intent as the subject property is surrounded entirely by DAS-12+ properties.  Blueprint 
Denver specifically notes this neighborhood area is of Downtown Arapahoe Square context as having a 
high mix of uses with good street activation. Rezoning to DAS-12+ will be compatible with the existing 
neighborhood character.  The Rezoning will allow for this context to be realized. 
 

• According to the Denver Zoning Code Section 8.8.1, the general purpose of the Downtown Arapahoe 
Square district is intended to: 

o Continue Denver’s physical character, including access to parks and parkways, tree lined streets, 
detached sidewalks, interconnected street networks, and convenient access to parks, open 
space, and transit.  

o Give prominence to the pedestrian realm as a defining element of neighborhood character.  
o Promote development of a vibrant sense of place in Arapahoe Square.  
o Further establish a sense of human scale design in Arapahoe Square.  
o Encourage innovative and unique design solutions that help define a special character for 

Arapahoe Square.  
o Promote harmonious relationships within Arapahoe Square and with surrounding neighborhoods 

through the arrangement of building heights and scaling devices.  
o  Promote environmental, social and economic sustainability.  
o Arrange residential, employment, retail, service, and open space uses to be convenient to and 

compatible with each other.  
o Maximize pedestrian amenities near transit facilities and along the primary pedestrian 

connections 
 

• While there is no current plan to develop the property, the Rezoning will be consistent in meeting the 
Denver Zoning Code goals for Downtown Arapahoe Square district and will provide pedestrian 
connectivity through the neighborhood.  
 

• The specific intent of the DAS-12+ zone district applies to areas served primarily by major arterial streets 
where a building scale of 3-12 stories is desired.  The Rezoning meets the DAS-12+ intent of the Denver 
Zoning Code because of the proximity and direct access to a Downtown Arapahoe Square arterial.   

 
Because the Rezoning will (1) bring the Property into conformity with the remainder of the immediately 
surrounding Neighborhood, and (2) is consistent with the Downtown Area Plan and Northeast Downtown 
Neighborhood Plan, these criteria are also met.  Therefore, the Rezoning satisfies both criteria for approval of a 
non-legislative rezoning. 
 
CONCLUSION 
I hope the foregoing information proves helpful in the City’s review of the proposed Rezoning. As 



discussed in detail above, the Rezoning satisfies all three (3) criteria in the Code for approval of a zone 
map amendment and satisfies the two (2) criteria for a non-legislative rezoning. Great Divide has worked hand-in-
hand with the City, neighbors, and various other interested parties to ensure that the Rezoning reflects the best 
use of the Property and allows for development of projects that will enhance and harmonize with the 
Neighborhood. Therefore, we respectfully request that the City approve the proposed Rezoning. 
 
 
Sincerely,  
 
 
Brian Dunn 
Great Divide Brewing Co. 
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