






Map Amendment 2014I-00017: Supplemental Information & Exhibits                                         Addendum page 1 of 15 
                    

• Robert J. Gollick, Inc., 609 South Gaylord Street, Denver 80209, bgollick@comcast.net (303 722-8771) • 

June 24, 2014 
Rev: August 3, 2014 
 
Addendum Pages to the proposed Official Zone Map Amendment Application for: 
2298 Clay Street (Also addresses as 2641 West River Drive and 2642 West 23rd) 
Application No. 2014I-00017 
Current Zoning: G-MU-3 
Proposed Zoning: U-MX-2x 
  
 
Property Owner Information 
Schedule Numbers: 0131429005000 
River Commercial, LLC,  
David Berton Managing Member 
2898 Speer Boulevard, Suite 102 
Denver, Colorado 80211 
 
 
Authorized Representative: 
Robert J. Gollick, Inc. (Bob Gollick) 
609 South Gaylord Street 
Denver, Colorado 80209 
303 722-8771 
bgollick@comcast.net 
 
Project Intent Statement 
The building on the subject property was constructed in the early 1900’s approximately 100 
years ago.  Since that time, the structure has been used for a variety of commercial uses such 
as a restaurant, bar, print shop, grocery store, and most recently a retail clothing shop for sale of 
wedding dresses. 
 
During the 2010 zoning code update, the property was zoned G-MU-3 (General Multiple Unit up 
to 3-stories).  Per the zoning permit staff, the 2010 zone change resulted in the structure 
becoming a compliant structure with a nonconforming use(s).  Thus the structure can continue 
to have commercial uses operate on the premise.  However, each time a use or tenant changes, 
the owner must apply for a Board of Adjustment ruling on the use. 
 
This has become a hardship on the owner as well as the Board of Adjustment and thus the 
intent of the proposed map amendment is to allow commercial uses (in this case a 
neighborhood serving brewpub) thus correcting this situation. 
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Exhibit "A": Description of Consistency with Adopted City Plans  
 
REVIEW CRITERIA 
The proposed map amendment is consistent with the following three adopted plans. 
1. Denver Comprehensive Plan 2000, 
2. Blueprint Denver, and 
3. Jefferson Park Neighborhood Plan. 
 
Review Criteria 1. Denver Comprehensive Plan 2000 

LAND USE CHAPTER 
Objective 1: Citywide Land Use and Transportation Plan 
Strategy 1-B:  
Ensure that the Citywide Land Use and Transportation Plan reinforces the cities 
character by building on a legacy of high-quality urban design and stable, 
attractive neighborhoods; encouraging preservation of historic buildings, districts 
and landscapes; and maintaining the integrity of the street grid, parks, parkways, 
and open space system.  
 
 
Objective 3: Residential Neighborhoods and Business Centers 

Accommodating New Development 

Objective 4 Land Use and Transportation 
 
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. (Jefferson Park 
Neighborhood Plan adopted by City Council in 2005) 
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. 

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. 
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Strategy 4-B: Ensure that land use policies and decisions support a variety of mobility 
choices, including light rail, buses, paratransit, walking and bicycling, as well as convenient 
access for people with disabilities.  
Chapter 
Objective 4: Changing Travel Behavior 
Strategy 4-E 
Continue to promote mixed-use development, which enables people to live near work, retail 
and services. 
Chapter 
Objective 2 New Development, Traditional Character 
Strategy 2-E  
Ensure that the Zoning Code reinforces quality urban design. 
 
Objective 3 Compact Urban Development 
Strategy 3-A  
 
3-A Identify areas in which increased density and new uses are desirable and can be 
accommodated. 
 
ENVIRONMENTAL SUSTAINABILITY CHAPTER 
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. 

Strategy 4-A Promote the development of sustainable communities and centers of 
activity where shopping, jobs, recreation and schools are accessible by multiple 
forms of transportation, providing opportunities for people to live where they work. 
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Review Criteria 2. Blueprint Denver 
Blueprint Denver has designated the subject property as an Area of Change with a land use 
designation of Single-Family/Duplex Residential.  Blueprint Denver describes Single 
Family/Duplex residential areas as moderately dense areas that are primarily residential but with 
some complementary, small-scale commercial uses.  However, the employment-base is minor 
compared to the housing base.  Given the size of the subject the allowance for commercial 
use(s) will easily meet that definition.  The proposed U-MX-2x zone district has a limited palette 
of permitted commercial uses, many requiring L-ZPSE or L-ZPIN (Special Exception Review and 
Informational Notice) as notification for the approval process.  This process provides the 
neighborhood with the appropriate safeguards for review of non-residential uses making the U-
MX-2x consistent with the Blueprint Denver land use designation. 
 
Additionally, the property has been used as a retail/commercial structure for nearly 100 years 
and qualifies for a business use exception.  
 
The proposed U-MX-2x  
 
The Strategy of the Blueprint Denver Plan is to Direct Growth to Areas of Change 
There are 26 Areas of Change that serve as the basis of the Blueprint Denver concept. 
Certain features which characterize an Area of Change are applicable to the subject property 
include the following:  
•  Underutilized land near downtown and along the South Platte River 
• Areas undergoing positive change that is expected to continue 
• Areas along corridors with frequent bus service that can accommodate development, 
especially where there is potential for a pedestrian-friendly shopping environment 
• Areas with special opportunities such as where major public or private investments are 
planned 
 
As Blueprint Denver explains, some Areas of Change already are developed to varying 
degrees. In most cases such as the subject, there is enough capacity of public facilities — 
such as streets, sewers and schools — so that additional development will be able to take 
advantage of existing infrastructure in the area. However, these areas have not realized 
their full development potential. Some, such as this property, are zoned incorrectly for 
accommodating future development.  
 
Blueprint Denver identifies strategies for new and emerging neighborhoods (such as 
Jefferson Park) in and around downtown that compliment the Plans objectives.   Some of 
the strategies are applicable to the proposed map amendment. 
 
Strategies ❙ Infill and redevelop vacant and underused properties 
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• Reuse of older buildings, including industrial buildings 
• Compatibility between new and existing development 
• Balanced mix of uses — no one use has a dominating impact within the mix 
• Multi-modal streets 
• Adequate parks and open space 
• Economic activity—business retention, expansion 
 
While Blueprint Denver’s land use for the site is Single-Family Duplex, the land use in the 
area is mixed-use with a variety of neighborhood serving uses.  The proposed zoning is 
Urban Mixed-Use, which meets the following description contained in Blueprint Denver. 
 
Mixed-Use 
These areas have a sizable employment base as well as housing. Intensity is higher in 
mixed-use areas than in other residential areas. Land uses are not necessarily mixed in each 
building or development or even within each block.  But within the neighborhood, 
residential and non-residential uses are within walking distance of one another. The 
proportion of residential to commercial uses varies considerably from one mixed-use district 
to another. The Golden Triangle, Uptown and the Jefferson Park–Highland Area of 
Change are examples of mixed-use districts. 
 

Review Criteria 3. Adopted 2005 Jefferson Park Neighborhood Plan (Plan) 
 

The subject property is located just west of 23rd Avenue and I-25, which is in the 
southeast portion of the Jefferson Park Plan boundaries.   The proposed map 
amendment is supported by several recommendations and goals stated in the Plan.  
Some of those are listed below. 
 
PARK FACE SUB AREA PER PLAN  
The site is located across Clay Street from the northeast corner of Jefferson Park. 
This proximity to the “Park” provides an opportunity to provide neighborhood 
commercial services in a unique location on a block that is dire need of renovation. 
Jefferson Park currently is used primarily for passive recreation. However, it has also 
been utilized as a gathering place for illegal activities. The proposed map amendment 
will add to the ongoing effort to increase activity along the and in turn reduce illegal 
activities. 
 
The proposed map amendment will permit development that will bring the site into 
conformance with the goals and recommendations contained in the Jefferson Park 
Neighborhood Plan, which was adopted in July of 2005. The property is identified in the 
“Plan” as being in the Park Face Blocks Subarea. It is recommended that this area have 
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higher density than the Core Residential area of Jefferson Park to provide more “eyes on the 
park” for safety and increased pedestrian activity. 
 
A few of the stated Goals of the Neighborhood Plan are as follows: 
 
PLAN GOALS AND RECOMMENDATIONS: 
• Bring zoning into closer conformance with the existing land use and the land use vision. 
• Preserve views to downtown, emphasizing the topography of the neighborhood. 
• Facilitate a sense of community through quality design. 
• Accommodate new development in currently underutilized areas of the neighborhood. 
 
As with most small area plans, the Jefferson Park Plan is consistent with and 
supplemental to the City’s Comprehensive Plan and Blueprint Denver. The Denver 
Comprehensive Plan 2000 (Plan 2000) presents a citywide perspective, while each small 
area plan provides more specific guidance both for the allocation of City resources and 
for the location and design of private development.  The Jefferson Park Neighborhood 
Plan implements the following policies from these and other applicable plans: 
 
Communication and Partnerships 
• Neighborhood residents and organizations should be engaged in collaborative efforts 
to share information, solve problems and plan for the future. (All RNOs were notified of 
the proposed rezoning and meeting were conducted with the property owner) 
Land Use and Transportation 
• Land use patterns and zoning should support effective public rapid transit, an efficient 
roadway system and alternative transportation modes. (The site is located on a major 
bikeway, which is anticipated to be used by the patrons) 
• Applicants proposing zone change to more intense uses should substantially mitigate 
negative impacts on existing uses. (The proposed zoning is actually to a lower intensity 
zone district, 2-stories vs. 3-stories). 
• A mixture of uses that assure the availability of neighborhood services and amenities 
that reinforce the role, identity and needs of the neighborhood should be encouraged. 
(The anticipated use is for a neighborhood serving brewpub that will bring residents 
together and provide a close, walkable, convenient gathering spot) 
Urban Design 
• A well-designed urban environment, promoting the use of designs and materials that 
reflect the community’s culture and materials should be developed and maintained. 
• All projects should be built to the highest urban design standards. New facilities 
should make a positive design contribution to the neighborhood and include facilities for 
bicycles, sidewalks, trees, medians, lighting, and other high-quality physical design 
features. (The developer/owner is a local architect with over 25-years of experience in 
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this neighborhood and intends to renovate, not demolish, the existing structure.  
Emphasis will be placed on bicycles, lighting, and quality design) 
 
 
Commerce and Industry 
• Both large and small businesses that meet economic and community criteria should 
be sought, retained and supported. (As noted, this structure has been a commercial 
center for over 100 years.  Commercial uses will be maintained). 
• The revitalization of older neighborhood commercial centers that provide shopping 
within walking distance to residences should be encouraged to assist the stabilization 
of older neighborhoods. 
• Commercial development should be compatible in operation and design with the 
residential fabric and character of the neighborhood. (Again, the existing structure will 
be renovated and maintained rather than demolished). 
• Deteriorated and declining business and shopping areas should be revitalized by 
rehabilitation or replacement with appropriate uses. (The proposed business will give 
new life to a run down block). 
• Linear business areas in older neighborhoods should be compatible with other 
buildings in the area, and should incorporate pedestrian orientation and buffering from 
adjacent residential uses.  Operations should avoid negative impacts on surrounding 
residential areas of lights, hours of operation, noise, drive-in speakers, trash removal, 
deliveries, etc. (Attention to trash removal, hours of operation and general noise are 
being mitigated by the owner). 
• Streetscaping and street amenities should be installed in revitalizing and new 
commercial areas. (Additional bike facilities will be incorporated into the design).  
 
Of significance, is that the developer intends to renovate an existing deteriorated 
structure that has housed a variety of commercial use(s) for over 100 years.  This will 
add to the quality of the neighborhood by providing a small, unique gathering place that 
residents will enjoy walking and biking to.  And as noted in the Plan, the neighborhood 
commercial area at West 25th Avenue and Eliot Street is identified as a neighborhood 
center anchoring the western edge Area of Change from just south of West 24th Avenue 
to West 26th Avenue, between Federal Boulevard and Eliot Street. 
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Exhibit "B":  
Section “A” Description of Justifying Circumstances  
1. The subject parcel was zoned in 2010 to the G-MU-3 zone district.  The site is already 
developed with a partial 2-story commercial structure that over the past several years has 
deteriorated and is in need of renovation.   
 
This proposed map amendment is in response to the changed and changing conditions in this 
area.  Recently this area has begun to experience a change from the smaller single family and 
duplex residential units to a true mixed-use neighborhood with a primarily residential character.  
The past few years have seen development of residential units along with commercial uses.  The 
proposed zoning will add to this mix and meet the growing need and demand for residents. The 
development of River Clay along with the “Zocalo” and the Jefferson Park Townhomes are just a 
few examples of the nearby changes.  The proposed zoning for mixed-use will provide the 
neighborhood amenities the residents will enjoy and be able to walk a short distance to. 
 
Blueprint Denver categorizes this property as an area of change.  Additionally, the subject site is 
shown as an area of change in the Jefferson Park Neighborhood Plan.  Listing the property as an 
area of change in both City adopted documents is substantial support for the existence of 
changed conditions in the area. 
 
The proposed zoning relates to the “Denver Comprehensive Plan” as well as “Blueprint 
Denver: An Integrated Land Use and Transportation Plan” in several significant ways which 
are described as follows: 
 
2. The land or its surrounding environs has changed or is changing to such a degree that it is in 
the public interest to encourage a redevelopment of the area or to recognize the changed 
character of the area.  
 
Numerous changes have occurred in the area that justifies the proposed map amendment.  A 
few are listed as follows: 

1. Of most importance is the City’s adoption of the 2005 Jefferson Park Neighborhood 
Plan that is supportive of this zoning request and described in the section above, 
 
2. While the overall neighborhood has remained and will continue to remain stable, the 
immediate area along Jefferson Park has experienced significant change.  New renovated 
businesses, eating-places and dwelling units have created an urban environment that will 
benefit from additional commercial amenities. 
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3. Approval of the site as an “Area of Change” with a land use category of Single Family 
Duplex within “Blueprint Denver”, 
 
4. The development of several nearby residential projects, especially adjacent to 
Jefferson Park, that provides a need for the commercial services proposed. 

 
The area conditions have changed significantly, providing the legal basis for this zone 
change request and make the proposed amendment reasonable and necessary to the 
promotion of the public health, safety and general welfare.  The public interest for the 
citizens of Denver is best served by adoption of this map amendment, which will provide 
support for the services, amenities, and employment opportunities necessary for 
positive planned growth to occur. 
 
 
Section “B” Neighborhood Context  
This proposed map amendment request approval of the U-MX-2x zone district.  All of the MX 
designated zone districts are Mixed-Use districts allowing mixed-use development.  More 
specifically, the U-MX-2x being proposed is also a mixed-use district only allowing the General 
primary building form. The tallest building form has a maximum height of two stories. 
 
As the Code states, the U-MX-2x applies to small sites (note the subject is 3,000± sq. ft.) served 
primarily by local streets embedded within an existing or proposed neighborhood. These are 
typically one or two parcels and are limited to low scale building forms and low intensity uses.  
Thus the proposed zoning is consistent with the description of the applicable neighborhood 
context, and with the stated purpose and intent of the proposed Zone District. 
 
The Urban Neighborhood Context is primarily characterized by single-unit and two-unit 
residential uses. Small-scale multi-unit residential uses and commercial areas are typically 
embedded in residential areas. Single-unit residential structures are typically Urban House 
forms. Multi-unit building forms are typically Row House forms embedded with other residential 
building forms. Commercial buildings are typically General forms that may contain a mixture of 
uses within the same building. Single- and two-unit residential uses are primarily located along 
local and residential arterial streets. Multi-unit residential uses are located along local streets, 
residential and mixed-use arterials, and main streets. Commercial uses are primarily located 
along mixed-use arterial or main streets but may be located at or between intersections of 
local streets.  There is a balance of pedestrian, bicycle and vehicle reliance with greater access 
to the multi-modal transportation system.  
 
As stated in the Zoning Code, the General Purpose of the U-MX-2x district is as follows: 

A. The intent is to promote safe, active, and pedestrian-scaled commercial streets through the 
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use of Shop Front and Row House building forms that clearly define and activate the public 
street edge.  
B. The Mixed-Use Zone Districts are intended to enhance the convenience, ease and enjoyment 
of transit, walking, shopping and public gathering along the city’s commercial streets.  
C. The Mixed-Use district standards are also intended to ensure new development contributes 
positively to established residential neighborhoods and character, and improves the transition 
between commercial development and adjacent residential neighborhoods.  
D. The Mixed Use districts are focused on creating mixed, diverse neighborhoods and are 
intended for corridors, embedded neighborhood business areas and larger sites. 
E. In the Urban Neighborhood Context, the Mixed Use Zone Districts promote a pedestrian-
active street front. Buildings are pulled up to the street with parking at the side or rear of the 
building; however, the front setback range is deeper than the front setback range for the Main 
Street districts. The required percentage of building facade that must be located in the front 
setback area is less than the percentage for the Main Street districts. 
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Improvement Survey 
Exhibit “C” 
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Exhibit "D": Proof of Ownership (Assessors records) 
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Exhibit "E": Letter of Authorization for Robert J. Gollick, Inc. to act as Representative 
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Exhibit "F": Neighborhood Correspondence 
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