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August 28, 2017 
 
Analiese Hock, AICP | Senior City Planner 
City and County of Denver 
Community Planning and Development 
201 W. Colfax Ave., Dept 205 
Denver, CO 80202 

 

 
Re: 25/70 GDP Repeal – Response to Technical Review Comments 

Address: 4400 Fox Street  

 
 
Dear Denver Community Planning and Development: 
 
The land use, development, and infrastructure issues related to the future development of the 25/70 
GDP area will be adequately resolved through other regulatory processes, specifically through adopted 
City Plans and the future adoption of an Infrastructure Master Plan (IMP), Development Agreements, 
and Rezoning. 
 
Adopted City Plans 
The property is subject to Denver Comprehensive Plan 2000, Blueprint Denver, 41st & Fox Station Area 
Plan, and Globeville Neighborhood Plan. These plans describe a framework plan, vision elements, 
transformative projects, and implementation strategies for the future evolution of the area. They also 
identify needs and make recommendations for infrastructure, mobility, parking, land use, open space, 
economic development, housing, and other cultural and community investments. 
 
Infrastructure Master Plan (IMP) 
The IMP is a narrative document combined with graphical depictions of the plan concepts, and it 
includes supplemental engineering studies. These combined elements outline the on-site and off-site 
infrastructure and open space requirements associated with developing the Property in the future. The 
IMP and supporting supplemental engineering studies will include conceptual design and layout of 
transportation, water, wastewater, storm water, and open space. 
 
The IMP provides design guidance for future site plans and engineering in lieu of City administered 
Urban Design Standards and Guidelines (“UDSG”), specifically:  

• Street Cross-Sections 
• Street Corridor Hierarchies 
• Primary and side street classifications 
• Location and minimum amount of publicly accessible open space  
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The property will be subject to privately administered design standards and guidelines in addition to this 
IMP’s design guidance for the elements listed above. 
 
The IMP and its components have been reviewed concurrently across City agencies to ensure 
coordination and organization. The IMP will serve as the conceptual infrastructure design document on 
which final engineering plans and other submittals will be based at the time each portion of the 
development goes through the Site Development Planning process with the City. 
 
Developer Agreements 
The components of these Agreements have yet to be determined, but will likely address items including: 

• What infrastructure is to be constructed; who will construct the infrastructure; who will 
own, operate and maintain the infrastructure; funding of such infrastructure construction, 
and timing of such infrastructure construction. 

• All ownership, construction, operation, timing, and design agreements related to publicly 
accessible open space remain controlled by the Service Plans for West Globeville 
Metropolitan Districts Nos. 1 & 2 on file with the City. This IMP establishes the general 
location of public amenities, but does not dedicate land to parks, trails, open space, natural 
areas or public facilities. Dedication, whether public or private, will occur at the time of 
subdivision or during the site development plan process or as otherwise established through 
Developer Agreements. 

 
Denver Zoning Code (DZC)  
The DZC regulates land uses, overall building massing, setbacks, ground floor activation, and building 
heights. Future rezoning will bring the site under the regulatory framework of the DZC. 
 
The following chart outlines the land use, development and infrastructure requirements under the GDP 
versus the proposed IMP: 
 

Provisions GDP IMP 

Parks 10.13% - 3.87 acres 17% - 4 Acres 

Estimated Operational 
Cost of Open Space to the 
Applicants 

$250,000 annually $250,000 annually 

Heights 2-12 stories 2-12 stories 

Proposed 
 Development Yield 550 Units 

1,980 Units  
150,00 SF Industrial 
85,000 SF Retail 
1,500,000 SF Commercial 
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Roadways 

80' right-of-way 
Park ring road is the only street 
requirement. 
Only 10% of streets have 
dedicated bike lanes. 
There is no full-site street 
classification system. 

A complete street grid and network is required.  
The streets sought require variances to be 
approved (i.e. to eliminate parking on one side 
of Elati). There are dedicated bike lanes 
required on the entire street grid. Some streets 
will accommodate the City's ultra urban green 
street detention.  Detailed street classifications 
are shown, including designating primary/side 
streets. 

Sidewalks 
For shown streets, a 5-6' 
sidewalk and 7.5' tree lawn 
was required. 

The IMP requirement for sidewalks varies from 
5'-10'. An 8' tree lawn is required everywhere. 

Water & Drainage 
Detention accommodated with 
two large central ponds 
flanking park. 

Detention integrated into street sections and 
landscape areas buffering railroad tracks and 
Interstate 70. 
 
 

Offsite Improvements None required. 

IMP provides extensive traffic analysis for the 
entire 41st and Fox Station area and puts forth a 
variety of possible off-site traffic mitigation 
measures/solutions:  the construction of a 
bridge at 47th Ave. across the commuter and 
heavy rail tracks; improvements to the 38th 
and Fox St. intersection; improvements on 44th 
Ave. and Lincoln St.; and a potential connection 
at 44th Ave. and Broadway.  Without further 
modification to the traffic study, a traffic signal 
at 44th and Fox St. and 43rd and Fox Street is 
required once certain development thresholds 
are met. 

 
Uses 
 

Mixed-use Residential 

Mixed-use Residential. Additionally, the IMP 
allows ownership to retain the former Denver 
Post Printing Plant for adaptive reuse.   
 

Traffic Mitigation None required outside the 
Property. 

The IMP requires additional internal streets to 
be built to a standard that reflects maximum 
potential site density based on rezoning that 
has yet to be approved by City Council.  It 
contemplates that the Applicant enters into a 
Transportation Demand Management 
Agreement.  The Applicants has also been 
asked to produce a unique Traffic Impact Study 
that looks to off-site development in 
formulating possible traffic mitigation 
requirements. 
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Design Review 

At some point in the future, 
there will be private 
Covenants, Conditions & 
Restrictions (CC&Rs) on the 
site. 

The IMP contemplates similar CC&Rs, but also 
required to identify primary streets as a way to 
direct building frontage. 

Developer Agreements None. Required by the City - extent of requirements 
of the Developer Agreements unknown. 

 
Per the above chart, the repeal of the GDP is consistent with Review Criteria in Denver Zoning Code 
12.4.12.12.  
 
Criteria: The Final GDP is consistent with applicable city plans. 

The repeal of the GDP and adoption of the IMP, along with corresponding Development 
Agreements and Rezoning, is consistent with Denver Comprehensive Plan 2000, Blueprint 
Denver, 41st & Fox Station Area Plan, and Globeville Neighborhood Plan. 
 
See explanation set forth in the chart above showing that the IMP also retains consistency with 
applicable city plans. 

 
Criteria: The pedestrian, transit, and street pattern is appropriate to serve the final GDP area and 
provide connectivity to surrounding properties, as applicable, and promotes and accommodates 
multi-modal transportation. 

The repeal of the GDP and adoption of the IMP, along with corresponding Development 
Agreements and Rezoning, will create a pedestrian, transit, and street pattern that is  
 
appropriate to serve the area and provide connectivity to surrounding properties, as applicable, 
and promotes and accommodates multi-modal transportation. 
 
IMP Section “3.0 Circulation Network” details street hierarchy, primary and secondary streets 
and typical street sections.  In general, street grid connections have been improved in the IMP 
compared to the GDP with a more complete street grid for car, bike, pedestrian and bus 
transportation methods with special emphasis on connecting to 41st and Fox Transit Station. 
This will allow for more refined connectivity to the surrounding communities and improved 
circulation at the site. 

 
 
Criteria: The final GDP contains an adequate master plan for provision of drainage, sewage, and water 
systems through subsequent regulatory process. 

The repeal of the GDP and adoption of the IMP, along with corresponding Development 
Agreements and Rezoning, contains an adequate master plan for provision of drainage, sewage, 
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and water systems through subsequent regulatory process.  
 
IMP Section “5.0 Water and Drainage” addresses all site drainage, detention, water, sewage, 
and storm water required to support proposed development. 

 
 
Criteria: Unique natural resource features and sensitive areas can be adequately protected and 
accommodated through subsequent regulatory process. 

The repeal of the GDP and adoption of the IMP, along with corresponding Development 
Agreements and Rezoning, allow for natural resource features and sensitive areas to be 
adequately protected and accommodated through these and subsequent regulatory processes.  
 
No change from the GDP in that none are applicable to this Property. 

 
 
Criteria: The Final GDP contains an adequate master plan for the provision of publicly accessible and 
usable open space that enhances the connection to transit facilities, plazas or streets, and the 
pedestrian environment through subsequent regulatory process. 

The repeal of the GDP and adoption of the IMP, along with corresponding Development 
Agreements and Rezoning, contains an adequate master plan for the provision of publicly 
accessible and usable open space that enhances the connection to transit facilities, plazas or 
streets, and the pedestrian environment through these and subsequent regulatory processes.  
 
IMP Section “4.0 Parks and Open Space” ensures 10% publicly accessible open space 
requirement is met based on the net developable area of the GDP, which equals 17% of the net 
developable area in the IMP.  Specifically, Fox North has maintained the 3.87 acre central open 
space, added additional open space and integrates detention into street design and parks that 
create buffers along 47th and I-70 and between the railroad tracks and Huron Street.  See 
response to Item B (above) for more information about enhanced transit and multimodal 
connections. 

 
 
Criteria: The Final GDP provides an adequate master plan to ensure that all phases of development 
will occur in an orderly fashion, and that infrastructure improvements necessary to serve future 
development have been identified and will be provided concurrent with such development as further 
approved through subsequent regulatory processes. 

The repeal of the GDP and adoption of the IMP, along with corresponding Development 
Agreements and Rezoning, provides an adequate master plan to ensure that all phases of 
development will occur in an orderly fashion, and that infrastructure improvements necessary to 
serve future development have been identified and will be provided concurrent with such 
development as further approved through subsequent regulatory processes.  
 
IMP Section “6.0 Phasing” address four anticipated phases of development and supporting 
infrastructure. 
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Sincerely, 
 
 
WOODSPEAR PROPERTIES, 

a California General Partnership 

 

Zakary A. Kessler 

Associate General Counsel 

 

cc: John A. Woodward – Ascendant Capital Partners DNA, LLC 
 Graham T. Benes – Ascendant Development Corp. 
 Kathleen Fogler – Tryba Architects 
 Rachel (Prestidge) Marion – CRL Associates 
 
 
 


