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TO: Denver City Council – LUTI Committee  
FROM: Deirdre Oss, AICP, Senior City Planner 
DATE:  June 16, 2011 
RE: Zoning Map Amendment Application #2011I-00014 

2715 S. Colorado Blvd from B-3 w/waivers to S-CC-3x 
 
Staff Report and Recommendation 
 
Based on the criteria for review including legal basis evaluation and compliance with adopted 
City plans, Staff recommends approval for application #2011I-00014 for a rezoning from B-3 
w/waivers to S-CC-3x. 
 
I. Scope of Rezoning 

 
Application:    #2011I-00014 
Address: 2715 S. Colorado Blvd. 
Neighborhood/Council District: Council District #4 - Lehmann 
RNOs:  University Park Community Council; South Jackson Street 

Neighborhood Association; University Hills Neighborhood 
Association; Inter-Neighborhood Cooperation 

Area of Property:   Approximately 12,432 SF/.28 acres 
Current Zoning: B-3 with waivers 
Proposed Zoning: S-CC-3x 
Applicant/Owner: Mary Simms-Owner 
Contact Person: Andy Peters/Applicant 

 
II. Summary of Proposal 
 
The applicant proposes an updated zone district to reflect changing conditions on the site in the 
vicinity of Yale and Colorado Boulevard. The proposal to rezone to S-CC-3x is consistent with  
much of the updated zoning along the corridor and as this site directly abuts single family 
residential to the west, the S-CC-3x district is designed with less intense neighborhood-scale 
uses. 
 
III. Justifying Circumstances 
 
Pursuant to Section 12.4.10.14, requiring justification for the amendment request, the land and 
the environs has changed or are changing to the degree that it is in the public interest to 
encourage redevelopment.  The lease at this location is dues to expire, leaving a limited number 
of uses allowable on the site compared to corridor uses existing along Colorado Boulevard 
today.  Many properties in the vicinity were rezoned as part of the Citywide zoning update, and 
the owner is seeking similar zoning on the property. 
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IV. Existing Context 
 
This site is 120-feet south of property located at the southwest corner of Colorado and Yale. 
Typical of a suburban commercial corridor, there are diverse conditions with regard to lot size 
and setbacks. There is no alley at the rear of this block, resulting in direct abutment to the fence 
line of single family residential properties to the west. 
 
While the west side of the Colorado Boulevard corridor is composed of 100-foot wide 
commercial lots abutting single family to the west, the east side of Colorado Boulevard includes 
large-scale retail development at University Hills shopping center.  The subject property as well 
as a couple to the south abut the west property line fence with a five-foot setback and 
incorporate parking in the front portion of the lot.  Property directly north and two properties 
directly south of the subject property are closer to Colorado Boulevard with a 30-foot buffer in 
the rear of the lots used for parking.   
 
Although auto-oriented, Colorado Boulevard is considered an Enhanced Transit Corridor and at 
this location in addition to bus service is less than one mile from the Yale light rail station to the 
east. 
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V. Summary of Agency Referral Responses 
 
This rezoning has been reviewed for concurrence with the Denver Zoning Code and other 
applicable City Codes as utilized by the referral agencies listed below.  

 
Development Services-Survey:  Approved 
Development Services-Transportation:  Approved 
Denver Fire:  Approved 
Denver Parks:  Approved 
Asset Management:  Approved 
 

VI. Notice, Public Process & Public Comment 
 
The property was posted for a period of 15 days announcing the Denver Planning Board public 
meeting, and written notification of the public meeting has been sent to all affected registered 
neighborhood organizations. Notification has been sent for the LUTI Committee meeting. 
Extensive public outreach has been conducted by the applicant including initial notices to 
adjacent residents, a town hall meeting, and letters to RNOs.  
 
The following resident concerns were addressed at the Town Hall Meeting and again during the 
Planning Board hearing of June 15, 2011. 
 

• Bulk and mass of buildings, dumpster location and access:  Residents expressed 
concern about future building height and location of accessory uses on the site.  Current 
zoning allows up to 75 feet with no limit to the number of stories.  The proposed zoning 
limits the future building height to three stories, requires a rear setback minimum of 10 

 Existing Zoning Existing Land Use Blueprint Denver  

Site 

B-3 with w/waivers 
(waives out many 
retail/commercial 
uses including 
eating places) 

retail sales/service Single Family Residential  

North S-CC-3 office-residential conversion  Single Family Residential 

South 

 B-3 w/wvrs; 
waives out 
significant amount 
of retail and 
commercial uses  

retail building Single Family Residential 

West S-SU-D single-family residential Single Family Residential 

East B-3 Large-scale retail Town Center 
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feet and any portion of a new building above 27 feet will have to be set back 25 feet from 
the rear property line.  While the S-CC-3x district will allow new uses to occupy the 
existing building, future changes to the building or a replacement building will be 
required to complete the site development plan process to address accessory structures, 
access, and building form. 

• Hours of operation:  Residents expressed concern with 24-hour uses occupying the site, 
specifically indicating future restaurants.  Outdoor eating and serving areas less than 
100 feet from adjacent residential districts have hour restrictions starting at 10:00 P.M. 
on weeknights and 11:00 P.M. on weekends. 

• Noise and Odors: Denver Environmental Health monitors and enforces Denver’s Noise 
and Air Pollution ordinances, while the Department of Public Health and Environment 
regulates odors for the state.  All complaints may be made to the Denver 3-1-1- call 
center. 

 
VII. Criteria for Review / Staff Evaluation 
 
Pursuant to the Denver Zoning Code, Section 12.4.10.13 and 12.4.10.13, there are three criteria 
for review of all map amendments and two additional review criteria applied to non-legislative 
map amendments.  The first three include: 

1. Consistency with Adopted Plans 
2. Uniformity of District Regulations and Restrictions 
3. Public Health, Safety and General Welfare 

These are explained in the following sections.  The remaining two criteria include (Justifying 
Circumstances (explained in Section III above) and Consistency with Neighborhood Context 
Description, Zone District Purpose and Intent Statements (elements of the Denver Zoning 
Code).  
 
• Neighborhood Contexts 

The requested zone district is within the Suburban Neighborhood Context, which consists 
of single and multi-unit residential and mixed-use commercial strips, town centers, and 
office development.  Development in this context as a higher reliance on the automobile but 
still includes access to multimodal transportation facilities. Colorado Boulevard is 
considered an enhanced transit corridor.  The subject site is proximate to auto and 
pedestrian facilities connected to Colorado Center Station and Yale Station. 

• Zone District Purpose  

According to the general purpose stated in the Denver Zoning Code, Commercial Corridor 
zone districts are intended to balance the need for safe, active, pedestrian-scaled diverse 
areas with the need for convenient automobile access.  Specifically, S-CC-3x is primarily 
assigned to auto-oriented arterial street corridors where a building scale of one to three 
stories is desired with less intense uses than S-CC-3.  S-CC-3x, compared to the existing 
B-3 use waivers, allows a full range of retail and commercial uses.   

 
VIII. Consistency with Adopted Plans / Staff Evaluation 
 
The proposal is consistent with adopted plans. Applicable plans for this site include: 

• Denver Comprehensive Plan 2000 
• Blueprint Denver 
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A.  Consistency with the Denver 
Comprehensive Plan 2000 
The proposal is consistent with and 
positively addresses many Denver 
Comprehensive Plan strategies, including:  
 

a. Environmental Sustainability 
2-F, 4-A; 

b. Land Use 1-B, 1-C, 3-B; 

c. Mobility 4-E; 

d. Legacies 3-A, 3-B; 

e. Housing 6-A; and 

f. Economic Activity 4-B (3rd 
bullet), 5-A. 

The proposed rezoning to S-CC-3x aligns 
the subject property with existing zoning to 
the south is supported by these policies 
promoting a full range of uses appropriate 
for the Colorado Boulevard commercial 
corridor.  

 
 
B.  Consistency with Blueprint Denver 

 According to Blueprint Denver, this site has a future concept land use of Single Family 
Residential in an Area of Stability.   

Single Family Residential neighborhoods are lower-density with an employment base 
significantly smaller than the residential development.  Colorado Boulevard has 
specifically developed with office and commercial uses over the years, further reinforcing 
its place in this stable neighborhood as a land use transition between a busy arterial 
mixed-use boulevard and the residential to the west.  Areas of Stability are considered in 
two ways; committed areas are stable neighborhoods that may benefit from minor infill 
development.  Reinvestment Areas are neighborhoods with a desirable character but 
with opportunity for modest reinvestment.  Colorado Boulevard is experiencing this type 
of reinvestment north, and east of this site along the corridor. 

 

  Colorado Boulevard is designated as a Mixed Use Arterial, confirming a land use 
approach focused on a mix of uses with building forms sensitive to adjacent residential 
neighborhoods. 

Allowed Uses and Building Form 
The S-CC-3x district allows a variety of residential, neighborhood-serving and commercial retail 
building forms including town house, apartment, drive-thru, and general forms of up to 3 stories.   
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While many retail and commercial uses were waived out of the existing B-3 zoning, many 
similar uses exist in the vicinity, and are allowed within nearby S-CC-3 and S-CC-3x zoning. 

  

IX. Uniformity of District Regulations and Restrictions 
 
The proposed rezoning to S-CC-3x will result in the uniform application of zone district building 
form, use and design regulations to all buildings within the subject property, and will be 
consistent with the desired character along this corridor based on new zoning applied duringthe 
Code Update. 

  
X. Public Health, Safety and General Welfare 
 
The proposed rezoning will bring the property into conformance with adopted City plans and the 
Colorado Station General Development Plan. 

 
XI. Staff Recommendation and Planning Board Recommendation 
 
Based on the criteria for review as defined above, CPD Staff recommends approval for 
rezoning the property generally located at 2715 S. Colorado Boulevard from B-3 w/waivers to S-
CC-3x. 
 
At their regular meeting of June 15, 2011, the Denver Planning Board voted 7-1, with one 
abstention to recommend approval of the application. 
 
Attachments: 
 

1. Map Series - Aerial, Zoning, Blueprint Map  
2. Official Zone Map Amendment Application, Including Neighborhood Outreach 

Material 
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SUMMARY OF OUTREACH EFFORTS 

ZMA APPLICATION # 2011I-00014 

2715-2727 S. Colorado Blvd, Denver, CO 80222 

 

The following actions have been taken to date regarding outreach efforts related to the rezoning 
request for this application: 

 

4/7/2011 Letters mailed to each of the registered neighborhood organizations that lie within 
200’ of the property as well as District 4 Councilwoman Peggy Lehmann. (Letter 
of Intent to Rezone.pdf) 

4/7-5/1/2011 Received calls from Tom Schaefer, S Jackson St Neighborhood Association, 
Randy Marcove, University Hills Neighborhood Association and Tom Gonella, 
University Park Community Council all indicating no objection to the rezoning 
request. 

4/12/2011 Survey letter delivered to each of the 11 residences on S. Harrison St directly 
behind the property.  Four written responses have been received to date all 
expressing no objection to the rezoning.  (Neighborhood Notification Letter 
Responses.pdf) 

4/15/2011 Spoke with Mr. Richard Davies, Wellshire Heights association to discuss the 
letter of intent to rezone (a copy of which was mailed to him by Councilwoman 
Lehmann’s office).  He indicated that the organization was dormant and had not 
registered for the current year but that he would call a neighborhood meeting once 
a hearing was officially scheduled to work on preventing eating establishments to 
be permitted. 

5/4/2011 Emailed registered neighborhood organizations a survey letter, received one 
response from Tom Gonnella, University Park Community Council indicating no 
position would be taken either way since our property is not actually located in his 
neighborhood. (Neighborhood Association Survey Emails.pdf) 

5/5/2011 Met with Councilwoman Peggy Lehmann to discuss rezoning application.  She 
suggested scheduling an all-inclusive ‘town-hall’ style meeting to include all of 
the registered neighborhood organizations plus the Wellshire Heights Association 
(which is no longer registered).  She also advised me that two of the 
neighborhood organizations belong in Councilman Charlie Brown’s District 6. 



 

5/6/2011 Sent a letter to Councilman Brown notifying him of the rezoning request and the 
pending town hall meeting to be scheduled (Honorable Charlie Brown May 6.pdf) 
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