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NARRATIVE QUESTIONNAIRE 
LAND USE PLAN/MAP AMENDMENT QUESTIONNAIRE 

 
A. General Property Information: 

1. Property Address or Parcel 
Identification Number (PIN): 

 0172318200004 

2. Applicant’s Name: 
 Thomas Oldenburg 

3. Property Owner’s Name: 
 Southwestern Property Corp  

4. Current Zoning of the Subject 
Property: 

 PUD 

 
B. Land Use Identification: 
Residential (Specify Type)  Multi-Family Non-Residential (Specify Type)  
Existing Future Land Use  Office Existing Future Land Use  Office 

Existing Use  Vacant Existing Use  Vacant 

Acres/Number of Units  Max 228 Units =  22.6 Du/ 
Ac 

Acres/Square Feet  6.6 Acres / TBD 

Requested Future Land Use  Mixed Use Requested Future Land Use  Mixed Use 
Number of Proposed Units Up to 228 Units Maximum Square Footage  TBD 
Existing Zoning  PUD Existing Zoning  PUD 

Proposed Zoning  PUD Proposed Zoning  PUD 

 
Adjacent Future Land Uses N:  Office / Medium Residential 
(For example, “Commercial”) E:  High Residential 

 W:  Mixed Use 
 S:  Utility 

Adjacent Land Uses N:  Residential 
(For example, “School”) E:  Multi-family Housing 

 W:  Vacant 
 S:  Utility 
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C. 
Specific Details (Be specific! Do not answer just ‘Yes’ or ‘No.’ Applicants should explain in detail the nature 
of the request and why the proposal is justified (e.g., how it meets the required approval criteria listed on 
page #3. Prior to being determined a complete application, clear justification statements must accompany 
amendment requests. If you have any questions, please ask for assistance.) 

1. What is the purpose of your proposed amendment? (Describe, in general terms, what the proposed 
amendment is intended to accomplish.) 

    The Commons at 104th Land Use Plan Amendment documents provide a detailed summary establishing the project’s 
compatibility with the Commerce City Comprehensive Plan. The goals, guidelines, and overall design concepts for the 
16.57-acre mixed-use development are detailed within the Land Use Plan Amendment Set and the Land Use Plan/Map 
Amendment Questionnaire. We are requesting that the future land use designation be amended from Office/Flex to 
Mixed Use.  

 
 

2. Describe the desired Comprehensive Plan map designation as it relates to the property. 
 

The City’s Future Land Use Plan designates this property as a site for Office/Flex development. We are requesting that the 
future land use be amended from Office/Flex to Mixed Use in order to allow for greater flexibility & create a cohesive 
mixed use corridor along 104th Avenue. The Future Land Use Plan identifies a major portion of 104th Ave. from Revere 
St. to Potomac St as an opportunity for mixed use development. This proposal would extend the mixed use designation 
into our property, fitting in with the adjacent context.  An office use is not being eliminated with this amendment as it 
is still permitted under the mixed use designation.  

 
According to CoStar, the world leader in real estate information data, office development in the Denver MSA has 

historically developed along or near major highway corridors, see Exhibit B. Office developments desire a high level of 
vehicular access adjacent to major highway intersections. This vehicular access is required to support lease rates that 
can afford multi-story office buildings. This site lacks the needed access to attract and support the desired office/flex 
uses desired by the city. The nearest connection to I-76 is three miles away. As a result of strained access to major 
highways, this site has not seen any office development in the past nine years. While the site has been development 
ready for the same timeframe, it is apparent that further supporting residential uses are needed to attract 
office/commercial development. Exhibit A shows the best locations for Office space in northeast Denver.  

 
For example, diagonally across the street from this property, see Exhibit C, is an office park containing 6 office buildings 

totaling approximately 55,000 square feet of office space. The location’s lack of desirability and low absorption rates 
resulted in 1 story buildings that took nine years to develop. The diagonal development was financially feasible due to 
the residential “anchor” development to the north and west. This residential project provided the perimeter 
streets and utilities infrastructure. The commercial sites where “pad ready” minimizing the upfront costs to the 
commercial developer.   

 
Amending the Land Use Plan to Mixed Use allows for a greater variety of potential land uses. Commercial uses are allowed 

within the office/flex designation and will also be permitted within the mixed use designation. A mixed use designation 
is preferred to allow residential development to support city and applicant desired commercial uses along the 104th 
Ave. corridor. Our intent is to provide commercial/office land uses along 104th but also allow flexibility to provide 
housing to support those uses. 

 
This amendment’s primary objective is to develop a mix of commercial and residential land uses which strive to continue 

the city’s high quality of life, economic prosperity, and fiscal stability. The amendment will also improve the 
development prospectus of the parcel. 
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3. Describe what type of development is envisioned for the property proposed for change: 
This Land Use Plan Amendment’s primary objective is to create a vibrant community with a mix of land uses that support 

and connect with the regional and local context. Our vision is to develop a community providing (5) one acre 
office/commercial/retail pads sites along 104th Ave. A high-quality multi-family residential community will anchor the 
development to the south of the commercial/office pad sites. The desired land-uses are designed to work together to 
result in a lively, prosperous, mixed-use neighborhood that serves as an attractive place to live, work, and shop.  

 
4. Describe the desired future zoning for the property: 
The property is currently zoned as a PUD. The current PUD allows for a mix of commercial, retail, office, and senior 

housing.  Following the Land Use Plan Amendment, a PUD concept Schematic submittal will be required to add 
additional flexibility within the PUD. Our intent is to add a high-density residential use to the land use table in order to 
provided needed support to commercial/office/retail development along 104th Ave. The site is currently broken into 
two mixed use planning areas, A and B. Planning area A will develop as office/commercial/retail uses while planning 
area B will develop as either a senior housing or high-density multi-family residential use.  Our intent is to provide 
commercial/office land uses along 104th but also allow flexibility to provide housing to support those uses. 

 

 
The development will provide an internal pedestrian circulation system in conjunction with the proposed internal streets. 

The project provides attractive streetscapes and sidewalks to improve connectivity to surrounding areas and regional 
amenities.  A traffic impact study prepared by Aldridge Transportation Consultants, LLC dated 5/1/2018 anticipates the 
uses proposed.  The impact study shows proposed off site street improvements to meet city standards. 

 
 

 
Water, sanitary sewer, gas, electric, phone, and internet services are available at the property. 
 

 
This proposal would not create pressure to change the designations of other properties because it helps execute the goals 

and visions found in the comprehensive plan. 
 

 
Amending the Land Use Plan to Mixed Use allows for a greater variety of potential land uses. Commercial uses are allowed 

within the office/flex designation and will also be permitted within the mixed use designation. A mixed use designation 
is preferred to allow residential development to support city and applicant desired commercial uses along the 104th 
Ave. corridor. Our intent is to provide commercial/office land uses along 104th but also allow flexibility to provide 
housing to support those uses.  

 

5. 

How will your proposal affect transportation, services, and facilities? (Describe how the property is 
currently served, or is planned to be served, by roads and other applicable transportation systems like bus, 
bicycle, or pedestrian (attach copies of documents from service providers regarding available or 
planned services, if any). 

 
6. 

How will your proposal affect any utility service systems? (Describe how the property is, or is planned to 
be, served by sewer and water (attach copies of documents from service providers regarding available or 
planned services, if any). 

7. If your proposal would create pressure to change the designations of other properties, describe how 
these changes would be in the best interest of the neighborhood, city, and region: 

8. How will your proposal benefit the community? 
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According to a market study done by Newmark Knight Frank, it was concluded the highest and best use for the site would 
be a multi-family residential use based on adequate demand for multifamily living in the regional context. 
Furthermore, an additional study market study done by Apartment Appraisers & Consultants, Inc. concludes that there 
is demand for approximately 300 apartment units in the area. These two land uses will work together to create a lively, 
prosperous, mixed-use neighborhood serving as an attractive place to live, work, and shop.  The two market studies 
have been included within this submittal. 

 

 
 
The Commons at 104th Land Use Plan Amendment request is consistent with the City’s Comprehensive Plan’s guiding 

principles and supporting goals and policies for the following reasons: 
• Goal LU 4 – Retain existing industrial areas and land for future jobs. The land use plan amendment is 

retaining designated ground for commercial/office/retail uses and providing needed residential support to 
ensure the success of these desired uses. 

• Goal LU 5 – Establish mixed-use centers as a primary location for jobs, retail, civic activity, and high-
density housing. The project proposes a balanced mix of commercial and residential land uses which strive 
to continue the city’s high quality of life, economic prosperity, and fiscal stability. The amendment strives 
to create a complete community where residents will have employment opportunities within the local 
context and vice versa.  

• Goal HN 4 – Ensure neighborhood accessibility to all modes of travel. The project is designed with the 
intention to create a compact, walkable, and transit-supportive mixed-use neighborhood. This 
development will connect with the multi-use trail along E. 104th Ave. This trail connects residents and 
commercial users with RTD bus stops along E. 104th Ave. 

• Goal RR 1 – Increase focus on infill development. The project is an infill development which will be 
efficiently served by nearby utilities and services. 

• Goal FS 2 – Retain and increase revenue-producing land uses. This proposal retains necessary commercial 
land uses along 104th Ave. and supports their economic vitality with additional residential land uses.  

• Goal ED 3 – Recruit new employment and commercial development. The purpose of this land use 
amendment is to retain needed commercial/office space while also providing supporting residential land 
uses. These supporting uses will in turn make commercial development more attractive to the area.  

• Goal ED 4 – Attract and support quality retailers to become a more balanced city. The development will 
strengthen existing and future Northern Range neighborhoods through the addition of needed 
commercial retail/office space. The residential land use will help support the internal and adjacent 
regional commercial land uses.  

• Goal HN 2 – Increase housing types to meet current and future needs. The project will expand the variety 
of housing types within the regional context helping to meet the current and future housing needs of the 
neighborhood. The context currently consists of primarily single-family detached homes. The added high-
density multi-family use will help support needed commercial retail/office/ and flex space the city desires. 

 
 
 
 
 
 
 

9. How does your proposal support the goals, objectives, and policies of the Comprehensive Plan? 
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Yes, the Commons at 104th Land Use Plan Amendment proposal is based on changing economic conditions. The strong 
need for high-density housing and retail/office space along E. 104th Avenue has become increasingly desired within the 
neighborhood. According to a market study done by Newmark Knight Frank, it was concluded the highest and best use 
for the site would be a multi-family residential use based on adequate demand for multifamily living in the regional 
context. Furthermore, an additional market study done by Apartment Appraisers & Consultants, Inc. concludes that 
there is demand for approximately 300 apartment units in the area. This proposal satisfies the need for an additional 
housing typology as well as transforms the neighborhood into a mixed-use community.  The discussed studies have 
been included within this Lan Use Plan Amendment submittal. 

 
Housing: This amendment’s primary objective is to develop a mix of commercial and residential land uses which strive to 

continue the city’s high quality of life, economic prosperity, and fiscal stability. Our intent is to provide 
commercial/office land uses along 104th but also allow flexibility to provide housing to support those uses. 

Parks: The development will provide an internal pedestrian circulation system in conjunction with the proposed internal 
streets. The project provides attractive streetscapes and sidewalks to improve connectivity to the surrounding 
community trails and open space network.   

Environmental Features: The landscaping will be designed with regionally appropriate low-water, drought tolerant plant 
materials. In open space and buffer yards, a naturalistic approach will be incorporated into the design. These areas will 
incorporate informal plantings of trees and shrub beds.  

 

 
Amending the Land Use Plan to Mixed Use allows for a greater variety of potential land uses. Commercial uses are allowed 

within the office/flex designation and will also be permitted within the mixed use designation. A mixed use designation  
allows residential development to support city and applicant desired commercial uses along the 104th Ave. corridor. 
Our intent is to provide commercial/office land uses along 104th but also allow flexibility to provide housing to support 
those uses.

 
 
10. 

Is your proposal based upon changing social values, new planning concepts, or other social or economic 
conditions that have changed since adoption of the Comprehensive Plan or any subsequent 
amendments?          Yes  No 

 
If ‘Yes,’ describe what new information or changed circumstances should be considered: 

  

11. How will your proposal affect the following elements of the Comprehensive Plan? (Describe both 
positive and negative impacts and any measures you are taking to mitigate negative impacts): 

12. How does the proposed amendment meet a definable public need? 


	 No building permit may be submitted for review until all development review applications have been approved.

