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DATE:  October 10, 2018   
RE: Denver Zoning Code (as revised through June 21, 2018) Text Amendment #3 to create 

the Central Platte Valley – Auraria Zone Districts 
  
 
CPD Recommendation 

Based on the review criteria for text amendments stated in Denver Zoning Code (DZC), Section 
12.4.11 (Text Amendment), CPD staff recommends that the Planning Board recommend to the City 
Council approval of Text Amendment #3 to establish new CPV-Auraria zone districts in the Denver 
Zoning Code. 

 
Summary and Purpose 

The Central Platte Valley (CPV)-Auraria district of Downtown (bordered by I-25, Speer Boulevard, 
and Auraria Parkway) represents a significant and largely undeveloped land resource not found in 
many other major metropolitan areas. The district currently includes limited office and residential 
development along Auraria Parkway and several major cultural venues including the Pepsi Center, 
Elitch Gardens, Children’s Museum, and Downtown Aquarium. However, most of the district is 
comprised of open surface parking lots and underutilized areas. At the same time, two existing light 
rail transit stations, three public parks, and nearly one mile of the South Platte River are within the 
district boundaries and could add significant value to the livability of a future urban neighborhood. 
This context led the Department of Community Planning and Development (CPD) to initiate a public 
process to engage the community in determining the future vision for the district. The culmination 
of that planning effort was the creation of the Downtown Area Plan Amendment for Central Platte 
Valley-Auraria, adopted by City Council in June 2018. 
 
To implement the objectives of the Downtown Area Plan Amendment, which call for an intense 
mixed-use urban neighborhood, City Councilman Albus Brooks (District 9) and City Councilman 
Rafael Espinoza (District 1) are co-sponsoring a text amendment to the Denver Zoning Code to 
establish new Downtown zone districts for CPV-Auraria. The text amendment would: 
 

1. Establish Three New Downtown Zone Districts: The proposed Downtown – Central Platte 
Valley-Auraria – Transition, River, and Center (D-CPV-T, D-CPV-R, and D-CPV-C) zone districts 
would define the overall development framework for different contexts within CPV-Auraria. 
Each zone district is tailored to appropriate locations and includes variations in allowed 
intensity, building forms and massing, and height. All three districts share enhanced design 
standards for street level setbacks, transparency, active use, visibility of parking structures, 
and mass reduction to create an active and human-scaled experience at the street. 

2. Establish Incentive Height Standards: Similar to the 38th and Blake Station Area Incentive 
Overlay district (IO-1), the proposed D-CPV-T, D-CPV-R, and D-CPV-C zone districts would 
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establish a base height threshold. Square footage above this threshold would be required to 
meet increased affordable housing standards, consistent with adopted citywide Downtown 
Area Plan Amendment policy objectives. Note that the affordable housing requirements 
associated with use of incentive height in the D-CPV zone districts would be included in an 
amendment to the Chapter 27, Article VI of the Denver Revised Municipal Code, as 
summarized below. 

3. Establish Design Review: The proposed text amendment would establish a new Downtown 
Design Advisory Board to promote Downtown Area Plan objectives for high quality building 
design. The board would use new design standards and guidelines (adopted separately as 
rules and regulations) to review future proposed projects in the CPV-Auraria district. 

 
Relationship of Text and Map Amendments 
City Councilman Albus Brooks and City Councilman Rafael Espinoza have proposed this text 
amendment to establish new D-CPV zone districts in the Denver Zoning Code, but have not 
proposed a legislative map amendment to rezone specific properties. Individual landowners will 
submit map amendment applications to apply the new districts to their properties as the area 
evolves and market/economic conditions support. Since CPV-Auraria is largely under 
consolidated land ownership, this approach allows for future flexibility as the area redevelops 
over several decades.  
 
The City has received one map amendment application, which is proposed for adoption in 
coordination with the adoption schedule of the text amendment. Proposed map amendment 
2018I-00131 for 1901 7th Street (addressed in a separate staff report) would rezone a large 
portion of CPV-Auraria (approximately 58 acres) from CMP-ENT to the new D-CPV-R and D-CPV-
C districts. 
 
D-CPV Zone District and Allowed Building Form Summary 
The proposed D-CPV-T, D-CPV-R and D-CPV-C zone districts would use three building forms to 
vary design standards according to height, intensity and use. The General building form allowed 
in all three districts provides a flexible path for buildings developed within specific height limits 
while the Standard Tower and Point Tower building forms apply heightened design standards 
for primarily residential development (Point Tower) and primarily non-residential development 
(Standard Tower) to build to greater heights in the D-CPV-R and D-CPV-C districts. 
 
The table on the following pages provides a high level summary of the intent and allowed 
building forms in each of the three proposed zone districts. For more details, please see the 
attached redlined text amendment document. 
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D-CPV-T (Transition) 
Intent Allowed Building Forms Additional Notes 

The Transition (D-CPV-T) district would be mapped within 
approximately 1 block of established neighborhoods and 
buildings adjacent to and within Central Platte Valley – Auraria. 
This district applies to areas near Water Street and Interstate 
25; along Auraria Parkway between Speer Boulevard and 
approximately 9th Street; and along Speer Boulevard between 
Auraria Parkway (including existing residential and office 
buildings) and approximately Chopper Circle/Wewatta Street. 
The overall intensity of this district is lower than other D-CPV 
districts to create an appropriate relationship to surrounding 
neighborhoods, buildings, and campus environments. 

GENERAL 
- 12-story height limit 
- Mass reduction on all stories 

 

D-CPV-R (River) 
Intent Allowed Building Forms Additional Notes 

The River district (D-CPV-R) would be mapped within 
approximately 1 to 1.5 blocks along both sides of the South 
Platte River. This district encourages active uses that engage 
the river edge, with an emphasis on visual and physical 
permeability between taller, more slender Point Tower building 
forms along the river. The overall intensity of this district is 
lower than the D-CPV-C district to create an appropriate 
relationship to the South Platte River. 

GENERAL 
- 5-story height limit 
- Only allowed on small or narrow lots 
- Mass reduction on all stories 
 

POINT TOWER 
- No height limit, no floor area ratio (FAR) limit 
- Mass reduction on podium/base portion of 

buildings (first 5 stories) 
- Floor plate area, linear dimension, and 

separation standards above 5 stories 

- Point Tower 
separation may be 
reduced via Design 
Review when towers 
are clustered near 
large publicly 
accessible 
parks/open space 

D-CPV-R (Center) 
Intent Allowed Building Forms Additional Notes 

The Center district (D-CPV-C) would be mapped within 
approximately 2 to 3 blocks of existing light rail transit facilities, 
the Consolidated Main Line (CML) freight railroad tracks, the 
Pepsi Center arena, and near the intersection of Interstate 25 
and Speer Boulevard. The Center district accommodates the 
primary center of activity within Central Platte Valley – Auraria 
where employment, entertainment, and other higher intensity 
uses are located. This is the most intense D-CPV zone district 
and provides the greatest flexibility of building forms to 
accommodate the widest variety of commercial, 
entertainment, and residential uses. 

GENERAL 
- 12-story height limit 
- Mass reduction on all stories 
 

STANDARD TOWER 
- No height limit, FAR limit = 20.0 
- Mass reduction on podium/base portion of 

building (first 8 stories) 
- Floor plate area, linear dimension, and 

separation standards above 8 stories 
- Limit on residential uses in tower (promotes 

Point Tower for residential uses) 
 

POINT TOWER 
- No height limit, no FAR limit 
- Mass reduction on podium/base portion of 

building (first 8 stories) 
- Floor plate area, linear dimension, and 

separation standards above 8 stories 
- Allowance for all uses in tower 

- Primarily residential 
uses must use the 
slender Point Tower 
form rather than the 
Standard Tower 

- Standard Tower has 
more flexible upper 
story standards to 
accommodate larger 
commercial office 
uses  

- Standard Tower 
separation may be 
reduced via Design 
Review when 
located near 
Consolidated Main 
Line 

Standards that Apply to All Districts, All Forms 
- Base Height = 5 stories (Incentive Height per building form) 
- Increased residential use setback 
- Majority of structured parking façade must be wrapped by Active Use  
- Street level non-residential use requirements on Water Street, 7th Street, 9th Street, Elitch Circle, and Chopper Circle 
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Summary of Related Affordable Housing Requirements for Use of Incentive Height D-CPV Zone  
City Councilman Albus Brooks and City Councilman Rafael Espinoza are also sponsoring a related 
amendment to the Denver Revised Municipal Code (DRMC) to amend DRMC Chapter 27, Article 
VI ‘Incentives for Affordable Housing’ to include specific affordable housing requirements for 
structures building above the specified 5 story base height. Planning Board does not make an 
official recommendation on proposed amendments to the DRMC. A general summary of the 
proposed contents of the DRMC amendment is included in this staff report to support Planning 
Board consideration of the related DZC text amendment. A more detailed summary of proposed 
affordable housing requirements is also attached. The proposed DRMC text amendment will be 
presented to the City Council Land Use, Transportation and Infrastructure Committee (LUTI) 
alongside DZC text amendment #3. Both the DRMC and DZC text amendments will be 
considered for final adoption at a combined City Council public adoption hearing.   
 
Similar to the recently-adopted 38th and Blake Station Area Incentive Overlay (IO-1), DRMC 
affordable housing requirements for use of incentive height in the D-CPV districts would require 
construction of on-site affordable housing when constructing residential units and would 
require either construction of affordable housing, payment of increased linkage fees or 
execution of a community benefits agreement (a method of providing affordable space for 
community amenities or community-serving uses). Requirements would be based on multiples 
of fee and ‘build alternative’ (affordable housing unit) formulas already included in the citywide 
linkage fee system. This means that structures exceeding base height in the D-CPV zone districts 
would make a substantially greater contribution towards affordable housing than structures 
build in other areas of the city, consistent with policy set forth in the Downtown Area Plan 
Amendment. 

 
Public Process 
Below is a summary of the public process for the proposed text amendment.   
 
April 2017 – June 2018 Downtown Area Plan Amendment process and adoption (June 11) 
 
July 11, 2018 Planning Board Information Item #1 – reviewed initial zoning tools and 

concepts to implement plan objectives 
July 31, 2018 Community Open House #1 at Commons on Champa – 32 attendees – 

reviewed and gathered feedback on various zoning tools to implement plan 
objectives 

August 15, 2018 Planning Board Information Item #2 – reviewed refined zoning tools and 
addressed comments from first Information Item and public feedback from 
July 31 community open house 

September 7, 2018 Public Review Draft of zoning text amendment released for comments 
October 3, 2018 Planning Board Informational Item #3 – reviewed structure and approach for 

new Design Standards and Guidelines 
October 4, 2018 Community Open House #2 at Commons on Champa – 11 attendees – 

reviewed draft text amendment and gathered final public comment prior to 
Planning Board Public Hearing 
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October 17, 2018 Planning Board Public Hearing 
October 30, 2018 Land Use, Transportation, and Infrastructure Committee  
December 10, 2018 City Council Public Hearing 
 
As of the date of this staff report, CPD has received seven (7) public comment emails. The comments do 
not state explicit support or opposition for the text amendment as a whole. However, they highlight 
some potential refinements to individual elements in the proposed draft. A summary of the comments is 
as follows: 

• Building height should be limited to 16 stories particularly along Auraria Parkway and at the 
corner with Speer Boulevard  

• Excited about future development, but question how affordable housing is being addressed 
• Provide clarification about the mapping and location of various districts 
• Concern regarding increased traffic from new development, the size of proposed parks (too 

small), and that building height should be limited to 4 stories 
• Create an exception from 5-story base height limitation (up to 7-8 stories) for sustainable 

building techniques, particularly use of cross-laminated timber (CLT) 
• Increase parking maximum ratios or allowed guest parking for properties on the north side of 

Water Street 
• Concern regarding reinstatement of vacated right-of-way along 6th Street 

 
Review Criteria and CPD Staff Evaluation 
 
1. Text Amendment is Consistent with the City’s Adopted Plans  
The text amendment is consistent with the City’s following adopted plans:  

• Denver Comprehensive Plan 2000 
• Blueprint Denver (2002) 
• Downtown Area Plan (2007) 
• Downtown Area Plan Amendment (2018) 

Denver Comprehensive Plan 2000 
The proposed text amendment is consistent with many Denver Comprehensive Plan 2000 objectives, 
strategies, and recommendations, including: 

• 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. (p 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. (p 60) 

• Mobility Strategy 3-B: Promote transit-oriented development (TOD) as an urban design 
framework for urban centers and development areas. Development at transit stations should 
provide both higher ridership to the transit system and viability and walkability in the area. (p 
77) 

• Mobility Strategy 4-E: Continue to promote mixed-use development, which enables people to live 
near work, retail and services. (p 78) 
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• Legacies Strategy 3-A: Identify areas in which increased density and new uses are desirable and 
can be accommodated. (p 99) 

• Environmental Sustainability Strategy 2-F: Conserve land 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. (p 39) 

• Housing Strategy 6-B: Continue to support mixed-income housing development that includes 
affordable rental and for-purchase housing for lower-income, entry-level and service employees, 
especially in Downtown and along transit lines. (p. 118) 

 
Two strategies specifically address the Central Platte Valley: 
 

• Land Use Strategy 1-C: Incorporate relevant recommendations from neighborhood, corridor and 
area plans that are supplements to Plan 2000. Examples are the plans for Stapleton, Lowry, 
Gateway, Federal Boulevard, Central Platte Valley and the Golden Triangle. 

• Mobility Strategy 3-A: Strengthen multimodal connections and transportation improvements 
within and between existing and potential urban centers, including Downtown/Central Platte 
Valley, DIA/Gateway, Stapleton, Cherry Creek/Colorado Boulevard, Denver Tech Center, and the 
South Wadsworth Corridor. 

 
The proposed text amendment would enable high intensity, mixed-use development adjacent to the 
downtown core where transit infrastructure is already in place. It establishes new zone districts that 
promote affordable housing (through the proposed height incentive system), broaden the variety of 
uses in the area and enable people to live in an urban neighborhood near retail, services, and 
employment opportunities and within walking distance to transit, consistent with the objectives of 
Comprehensive Plan 2000.   
 
Blueprint Denver (2002) 
According to the 2002 Plan Map adopted in Blueprint Denver, CPV-Auraria is designated with Downtown 
and Park concept land uses and is located in an Area of Change.   
 

Future Land Use 
The Downtown land use concept represents “the centerpiece of the city and region with the highest 
intensity of uses in Colorado. Many uses are attracted to the centralized location — government 
entities, employers, entertainment venues, educational facilities, restaurants, nightclubs, cultural 
facilities and hotels. Downtown is not only a significant source of employment, with more than 
100,000 employees, but also a unique neighborhood offering a special variety of housing for people 
who prefer to live in the midst of its activity and amenities” (p 39). 
 
The proposed text amendment would facilitate a dense mix of active uses in building forms that 
emphasize human-scaled massing at the street level and preserve access to sun, sky, and views, 
consistent with Blueprint Denver’s Downtown land use concept.  
 
Area of Change / Area of Stability 
“The goal for Areas of Change is to channel growth where it will be beneficial and can best improve 
access to jobs, housing and services with fewer and shorter auto trips” (p. 127). Furthermore, “in 
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some cases it may be necessary to change the zoning to establish the appropriate framework for 
achieving the vision for Areas of Change. For instance, some areas near downtown are zoned for 
industrial use but are slated for mixed-use development. In this case, the underlying zoning would 
need to be changed to a mixed-use zone district” (p. 130). Blueprint Denver provides additional 
specific guidance for the Downtown Area of Change: the individual sub-districts “all emphasize high-
quality urban design, pedestrian-friendly design and multi-modal transportation. The vision for 
downtown is to continue more of the same types of high quality office, hotel, retail, residential and 
mixed-use development” (p. 134).  
 
The proposed text amendment is consistent with the Blueprint Denver Area of Change 
recommendations. The proposed text amendment would facilitate additional housing, jobs, and 
services in close proximity to the two existing light rail stations and several adjacent bus lines, which 
will encourage fewer auto trips. 

 

Small Area Plan:  Downtown Area Plan (2007) 
The Downtown Area Plan promotes development of a prosperous, walkable, diverse, distinctive, and 
green downtown. Specific strategies include:  

• “Require ground floor active uses throughout Downtown through changes to zoning and design 
guidelines” (B1b, p. 22) 

• “Use distinctive ground floor retail, or other active uses, and the street environment to reinforce 
district identity” (D1b, p. 33).  

• In reference to the Central Platte Valley-Auraria district: “Future opportunities to densify these 
areas are beginning to emerge as transit use increases and parking demand decreases” (pg. 52).  

 
The proposed text amendment would facilitate mixed-use development with limited parking and active 
ground floor design/uses, which is consistent with the goals of the Downtown Area Plan.  
 
Small Area Plan:  Downtown Area Plan Amendment (2018) 
The Downtown Area Plan Amendment for Central Platte Valley-Auraria builds on the 2007 Downtown 
Area Plan, which continues to apply in this area. Within the area bounded by Speer Boulevard, Interstate 
25, and Auraria Parkway, the amendment supersedes the Downtown Area Plan where 
recommendations between the two plans are conflicting. The Amendment also supersedes other 
previous plan direction within this boundary.  
 
One stated goal of the amendment is to “enable a deliberate mix of uses to create a prosperous 
neighborhood that is vibrant throughout the day and night,” through strategies such as “update[ing] 
zoning regulations to encourage an appropriate mix of uses” (p. 31). More specifically, recommendation 
A5b details “a specific variety of uses that create an active, livable neighborhood,” including uses that 
make up a complete neighborhood, commercial uses and services, civic and community uses, 
entertainment and cultural uses, and public spaces (p. 32). The Downtown Area Plan Amendment notes 
that active uses should be prioritized in strategic locations such as along specific corridors and along the 
riverfront (A5c, p. 33).  
 
Another aim is to “include a variety of market-rate and affordable housing to accommodate diverse 
households and incomes” (C5a, p. 60) and to “require additional affordable housing beyond what is 
required by the citywide linkage fee” and located on-site (C5b, p. 61).  
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Finally, the goal to “promote new development that creates diverse places and activities through a 
variety of building densities and intensities within a mixture of building forms that reinforce a 
comfortable, human-scale pedestrian experience” is supported by a recommendation to “adopt new or 
updated zoning standards to require a variety of building intensities” (D4a, p. 65). Specifically, the plan 
recommends “calibrat[ing] allowed building height and intensity by context” with highest intensity near 
the light rail stations and along the Consolidated Main Line and 7th Street, with the lowest intensity 
along the riverfront, Water Street, and near existing buildings (D4c, p. 66). The amendment also 
recommends “leverage[ing] increases in allowed building intensity to promote community benefits” 
(D4d, p. 66), and promoting high quality design through updated zoning and design standards and 
guidelines (D5a, p. 68).  
 
The Implementation section of the Downtown Area Plan Amendment clearly details important 
regulatory strategies (p. 90). They include adopting zoning tools to implement plan objectives, 
incentivize integration of mixed-income and affordable housing (including a recommendation to “adopt 
zoning tools that provide incentives for integration of mixed-income and affordable housing”), 
incentivize higher intensity transit-oriented development near rail stations, and achieve 
recommendations for a variety of building heights and densities. Additional regulatory implementation 
strategies detailed in this section are to implement Design Standards and Guidelines and establish a 
volunteer board to conduct design review. 
 
The proposed text amendment to create new D-CPV zone districts is consistent with Downtown Area 
Plan Amendment goals, recommendations, and strategies by facilitating the desired mix of uses, 
including discouraging non-active uses along key streets and the river. The proposed zone districts 
provide a suite of context-sensitive building forms that promote the detailed design goals of the plan 
amendment. The proposed zone districts also establish an incentive height system that promotes plan 
amendment objectives for an equitable neighborhood. 

 

2. Text Amendment Furthers the Public Health, Safety and Welfare 
This text amendment furthers the general public health, safety, and welfare of Denver residents, land 
owners, and businesses by providing clarity and predictability in the zoning regulations, creating 
standards that reinforce the desired character of the neighborhood, and by implementing the city’s 
adopted comprehensive, land use and transportation plans through regulatory changes. 

 

3. Text Amendment Results in Regulations that are Uniform Across the District 
This text amendment will result in uniform regulations applicable to all new development within the D-
CPV-T, D-CPV-R, and D-CPV-C zone districts.   
 

Attachments 

1. Redline Draft of Text Amendment #3 
2. Summary of Affordable Housing Requirements for D-CPV Districts 
3. Seven (7) public comment emails 
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