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TO: Denver City Council  
FROM: Deirdre Oss, AICP, Senior City Planner 
DATE:  July 5, 2011 
RE: Zoning Map Amendment Application #2011I-00015 
 1835 Franklin/Exempla Saint Joseph Hospital Rezoning 

Rezoning from  H-1-A w/wvrs, CMP-H2 and CMP-H to CMP-H and C-MX-8 
 
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-00015 for a rezoning from H-1-A 
w/wvrs, CMP-H2 and CMP-H to CMP-H and C-MX-8. 
 
I. Scope of Rezoning 

 
Application:    #2011I-00015 
Address:  1835 Franklin 
Neighborhood/Council District: Council District #8 
RNOs: Downtown Denver Residents Organization; Capitol Hill 

United Neighborhoods, Inc.; City Park West Neighborhood 
Association; Five Points Historic Association; 
Neighborhood Advisory Committee to the Botanic 
Gardens; Uptown Alliance; Northeast Community 
Congress for Education; Points Historical Redevelopment 
Corp; Inter-Neighborhood Cooperation; Five Points 
Business District   

Area of Property:   Approximately 22 acres 
Current Zoning: As labeled in zone map exhibits:  Parts 1 & Part 2A/B: H-

1-A w/ waivers, Part 3: CMP-H, and Part 4: CMP-H2 (ORD 
No. 265, series of 1998) 

Proposed Zoning: Parts 1 & 2A: CMP-H; Parts 2B and 3: C-MX-8; Part 4 
CMP-H2 to CMP-H 

Applicant/Owner: Exempla Saint Joseph Hospital/Sisters of Charity of 
Leavenworth 

Contact Person: Lynn Moore 
 
II. Summary of Proposal 
 
This amendment is designed to clarify and clean up outdated hospital zoning as well as provide 
for development consistent with future redevelopment of the Exempla Saint Joseph Hospital 
campus.  In the coming years, ESJH will invest over $600 million in the City of Denver as it 
works to redevelop it’s institution into a world class 21st century healthcare facility in the City 
Park West Neighborhood.  A recently approved General Development Plan provides a 
framework for the redevelopment which includes a new main hospital structure, accessory 
medical facilities and mixed-use zoning along key corridors adjacent to the campus. 
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III. Justifying Circumstances 
 
The application identified changed conditions that support the official map amendment. These 
are consistent with Denver Zoning Code Justifying Circumstance 12.4.10.14.A.4, that 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.  
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IV. Existing Context 
 

 
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 pending final legal description approval 
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 21 days prior to the City Council hearing. Written notification of the public meeting 
has been sent to all affected registered neighborhood organizations.  Public outreach and 
discussion of the rezoning has been interlaced with extensive outreach efforts conducted as 

 Existing 
Zoning Existing Land Use Blueprint Denver  

Uptown Healthcare 
District Urban 
Design Plan Update 

Site 
CMP-H, H-1-
A/wvrs, CMP-
H2 and C-MX-8 

Hospital campus, 
medical, office, 
residential 

Area of Stability 
Campus; Part 1 zoning 
(Commercial Corridor) 

 
Hospital Campus and 
accessory uses 

North CMP-H2 Kaiser Permanente Area of Stability 
Campus 

 
Hospital Campus and 
accessory uses 

South 
OS-A, C-MX-8, 
C-MX-5, G-RO-
5 

Park Avenue triangle 
park, mixed-use retail 
along 18th

Park; Pedestrian 
Shopping Corridor;  
Urban Residential  

 Avenue, 
residential/rowhouse, 
parking lots 

“Support the 
established commercial 
corridors of 17th and 
18th

 

 Avenues. … A 
broader vision of 
community includes 
supporting retail along 
N. Downing. … Create 
opportunities that 
encourage medical 
employees to support 
neighborhood 
businesses.” (p. 18); 
“Rezone Children’s 
Hospital to allow for a 
diverse mix of uses and 
employment.” (p. 39) 

 

West 
OS-A, CMP-H, 
G_MU-12 (at 
Marion North of 
18th

Park, Hospital, 
multifamily-senior living 
facility; rowhome ); C-MX-8 

Campus, Commercial 
Corridor, Park 

East CMP-H, C-MX-
8, H-1-A/wvrs 

Hospital, 
multifamily/rowhome 

Campus, Commercial 
Corridor 
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part of the ESJH General Development Plan.  Support documentation has been received from 
the Uptown Urban Design Forum and the Old San Rafael Neighborhood Association. 
 
VII. Criteria for Review / Staff Evaluation 
 
Pursuant to the Denver Zoning Code, Section 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 

1. The requested C-MX-8 zone district is within the Urban Center Neighborhood 
Context, which consists of multi-unit residential and mixed-use commercial strips and 
centers, with moderate to high building heights, a dense urban character, and high 
levels of access to multi-modal transportation (Denver Zoning Code Division 7.1).   

2. The requested CMP-H zone district is within the Campus Special Context.  The 
context generally consists of midsize to large medical or institutional sites that tend to 
have transitional areas that taper off in intensity towards adjacent residential 
neighborhood contexts.  The context allows for flexible placement of buildings and 
unified treatment of site elements. (Denver Zoning Code Section 9.2.1) 

• Zone District Purpose  

1. According to the general purpose stated in the Denver Zoning Code, Mixed Use 
zone districts are intended to promote safe, active, pedestrian-scaled, diverse areas.  
They 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.  In 
particular, the C-MX-8 district applies to areas or intersections served primarily by 
arterial streets where a building scale of 2 to 8 stories is desired. (Denver Zoning 
Code Section 7.2.2.2) 

2. According to the intent stated in the Denver Zoning Code, the CMP-H district is 
intended “to promote and encourage the maintenance and concentration of existing 
and proposed healthcare facilities.” The district allows “for flexible placement of 
buildings, and unified treatment of signs, open space, landscaping and other site 
elements while providing compatible transitions between the campus and adjacent 
neighborhoods.” (Denver Zoning Code Section 9.2.3.1) 

 
VIII. Consistency with Adopted Plans / Staff Evaluation 
 
The proposal is consistent with adopted plans. Applicable plans for this site include: 
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• Denver Comprehensive Plan 2000 
• Blueprint Denver 
• Uptown Healthcare District Urban Design Plan Update (2007) 
 

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

1. Environmental Sustainability 2-E, 2-F, 4-A; These policies promote efforts to 
adapt existing buildings for new uses, rather than destroying them; conserve 
land by promoting infill development within Denver, and promote the 
development of sustainable communities and centers of activity.  The existing 
ESJH campus and the future redevelopment of the campus reflect these 
principles. 

2. Land Use 1-C, 3-B, 3-D, 4-A, 4-B; Land Use policies encourage incorporation 
of relevant neighborhood plan recommendations, encourage quality infill 
development, identify and enhance focal points in neighborhoods, encourage 
mixed-use development, and ensure support for choices in mobility, from 
pedestrian routes to transit accommodations.  The proposed zone districts 
CMP-H and C-MX-8 support continuation of an existing neighborhood focal 
point in ESJH as well as enhancements to the existing 18th

3. Mobility 3-B, 3-C, 4-E, 9-E;  Supporting Mobility policies in Comprehensive 
Plan 2000 focus on promoting transit and pedestrian-oriented development 
opportunities, encouraging an environment supportive of multimodal access 
to jobs, housing and activity centers such as the ESJH campus and environs. 

 Avenue 
commercial corridor through additional mixed-use development opportunities. 

4. Legacies 1-B, 2-B, 3-A, 3-B;  Legacy policies emphasize the importance of 
preserving important historic features and evolving design standards as 
places change over time.  Denver’s legacies include two historic buildings on 
the ESJH campus, with Part 2A of this amendment covering the Mullen 
historic building on Franklin Street.   Along with preservation, policy 3-A 
emphasizes striving increased density and incorporation of visionary urban 
design principles to achieve a higher concentration and more diverse mix of 
employment and transportation options.  The proposed rezoning encourages 
this goal. 

5. Housing 2-F, 6-A; Policies 2-F and 6-A encourage mixed-use development, 
finding opportunities for housing in all proposed development.  The proposed 
C-MX-8 facilitates this goal for a hospital campus redevelopment. 

6. Economic Activity 3-B, 4-B; Most important to the proposed rezoning is that it 
facilitates redevelopment of a long-standing neighborhood institution in ESJH, 
retaining a major healthcare provider in the City of Denver.  Policy 4-B 
accentuates the need to ensure that enhancements to the ESJH campus 
complement the surrounding neighborhood, generate revenue and create 
jobs.  Proposed zone districts CMP-H and C-MX-8 facilitate this goal by 
creating a richer diverse mix of uses to complement the hospital district and 
the neighborhood. 
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7. Neighborhoods 1-C and Objective 7;  Neighborhood policies support creating 
a sense of place through well designed public realm facilities and planning for 
community facilities that are suitably sited within and adjacent to existing 
neighborhoods.  

8. Human Services 1-C.  ESJH’s decision to remain in central Denver is critical 
to meet goals for retaining and expanding healthcare access. 

 
B.  Consistency with Blueprint Denver 
Blueprint Denver, the City’s Land Use and Transportation Plan, identifies the property with a 
future concept land use of Campus, except 1825 Marion Street, which is designated 
Commercial Corridor.  “A campus is a special district that is dominated by a single, large 
institutional user.”  They are large, contiguous areas with a variety of buildings and uses geared 
toward a primary purpose.  “Often specialized retail will locate near or in a campus district to 
meet the needs of those on campus.” (p. 40) In a Commercial Corridor, a linear business district 
is primarily oriented to heavily used arterial streets…Well-designed commercial corridors 
include street trees, wide sidewalks, on-street parking and attractive bus stops, and, as a result, 
exhibit a fair amount of pedestrian activity.”  (p. 45)  
 
According to Blueprint Denver, all of 
the property is in an Area of Stability. 
“The goal for the Areas of Stability is 
to identify and maintain the character 
of an area while accommodating 
some new development and 
redevelopment” (p. 120).  In 
accordance with the Uptown 
Healthcare District Plan Update, 
there is expectation that these areas 
will evolve and change overtime 
within the parameters set forth in that 
planning process.  See below for 
applicable policies. 

 

Blueprint Denver sets forth several 
future street classifications for streets 
in this area. 

1. Downing Street and 
18th

commercial, retail and residential areas with substantial pedestrian activity.” They 
can have on-street parking and wide sidewalks, and bicycle lanes and 
landscaping are also higher priorities than the number of travel lanes.  (p. 57) 

 Avenue are 
classified as Mixed 
Use Arterials.  “Mixed-
use streets are located 
in high-intensity 
mixed-use 



Rezoning Application #2011I-00015 
1835 Franklin/ Exempla Saint Joseph Hospital 
07/05/11 
Page 7 
 

2. Franklin Street is classified as a Residential Collector.  Residential streets 
“balance transportation choices with land access, without sacrificing auto 
mobility.” Residential collectors are designed to emphasize walking, bicycling and 
land access over mobility. (p. 55) 

3. Lafayette Street, Marion Street, and 20th

 

 Avenue are classified as Undesignated 
Local streets.  Local streets are influenced less by traffic volumes and are 
tailored more to providing local access. (p. 51) 

C. Consistency with the Uptown Healthcare District Urban Design Plan Update (2007) 
The proposed rezoning is consistent with the neighborhood plan which promotes continuation 
and support of existing healthcare facilities while maximizing compatibility and reducing impacts 
within the neighborhood. 
  

1. “Support rezoning that achieves a mixed-use community in keeping with the 
vision of this plan and Blueprint Denver” (p. 13). 

2. “Promote rezoning if a site is no longer intended for a hospital use” (p. 13). 

3. “Ensure good integration of scale between hospital and residential uses and 
between single family and multi-family dwellings” (p. 16) 

4. “Maintain hospitals as an economic anchor for the community and the city and 
support the future growth of healthcare and healthcare related businesses.” (p. 
18) 

5. “Encourage commercial growth to support the increased residential density by 
balancing the needs of established businesses with the creation of new ones.” (p. 
18) 

6. “Support the established commercial corridors of 17th and 18th

7. “Encourage mixed-use development rather than single use business areas that 
are empty at night – especially along east 17

 Avenues. … A 
broader vision of community includes supporting retail along N. Downing. … 
Create opportunities that encourage medical employees to support neighborhood 
businesses.” (p. 18) 

th and 18th

8. “Ensure zoning conforms to the adopted land use plans including Blueprint 
Denver and the Uptown Healthcare District Plan.  Rezone areas as necessary to 
provide conformity to the land use map defined in Blueprint Denver and the 
recommendations of the Uptown Healthcare District Plan.” (p. 22) 

 Avenues.” (p. 18) 

9. “Evaluate rezoning applications to ensure the anticipated use supports the vision 
and goals of an Area of Stability as defined in Blueprint Denver.” (p. 23) 

10. “Maintain healthcare as an economic anchor for the community and the city and 
support the hospitals’ future growth” (p. 32) 

11. “Support opportunities for the expansion of the hospitals and related uses.” (p. 
32) 

12. “Support the creation of new businesses to support increased growth in 
residential development.” (p. 32) 
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13. “Support a broad range of business uses within the community, especially 
between Colfax and 18th

14. “Support retail uses along the established commercial corridors of Colfax, 17

 Avenues…” (p. 32) 
th 

and 18th

15. “Rezone Children’s Hospital to allow for a diverse mix of uses and employment.” 
(p. 39) 

 Avenues and Welton.” (p. 32) 

16. “Allow for the potential of healthcare uses within Children’s Hospital 
Redevelopment Subarea.” (p. 39) 

 
Allowed Uses 
The CMP-H and C-MX-8 zone districts, as applied to property identified on the application in 
Parts 1-4, implements the land use concepts recommended in the Uptown plan. 
 

•  “Support rezoning that achieves a mixed-use community in keeping with the vision 
of this plan and Blueprint Denver” (p. 13).  C-MX-8, combined with updated hospital 
campus zoning, achieves the vision set forth in City plans. 

• The proposed CMP-H zone district: 
o Allows hospital campus development, associated medical office facilities, and 

several accessory uses to the primary hospital, including medical laboratories 
listed in the industrial category as only allowed in C-MX-8 as compared to other 
urban center zone districts. 

• The proposed C-MX-8 zone district: 
o Extends existing C-MX-8 zoning along 18th

 

 Avenue adjacent to the campus, 
allowing a more diverse mix of housing, retail, and cultural uses.  While C-MX-8 
zoning has not been extended along Downing, retail uses considered accessory 
to the main hospital use can be provided for in the CMP-H zoning existing on the 
site today along Downing. 

IX. Uniformity of District Regulations and Restrictions 
 
The proposed rezoning to CMP-H and C-MX-8 will result in the uniform application of zone 
district building form, use and design regulations to all buildings within the subject area. 

  
X. Public Health, Safety and General Welfare 
 
The proposed rezoning will bring the property into further compliance with Denver’s 
Comprehensive Plan and match existing updated zoning on the hospital campus.  

 
XI. Staff Recommendation  
 
Based on the criteria for review as defined above, CPD Staff recommends approval for 
rezoning the property generally located at 1835 Franklin Street/ESJH campus, Application 
#2011i-00015) to CMP-H and C-MX-8, as defined on the attached application map.  The Denver 
Planning Board recommended unanimous approval at their regular meeting of June 1, 2011. 
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Attachments: 
 
1. Official Zone Map Amendment Application 
2 Map Series - Aerial, Zoning, Blueprint Map 
 
 
3. Letters of Support:  

Uptown Urban Design Forum;  
Old San Rafael Neighborhood Association 
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Charles O Brantigan, MD, FACS, FCCP 
American Board of Surgery 

American Board of Thoracic Surgery 
General Vascular Surgery 

Surgical Critical Care 

Christopher J. Morin, MD, FACS 
American Board of Surgery 
General Vascular Surgery 

 

 
 

Charles O. Brantigan, MD, FCCP, FACS 
Christopher J. Morin, MD, FACS 

 
Vascular Surgery 

1 May 2011 
 
Denver Planning Board 
201 W Colfax Dept 205 
Denver, Colorado 80202 
 
Dear Ladies and Gentlemen of the Planning Board: 
 
I am writing to you on behalf of the Uptown Hospital District Urban Design Forum. As you know, 
our organization was started in 1993 as a result of the Hospital District Urban Design Plan and 
and continues thru a recent update approved by City Council. It is made up of representatives of 
the registered neighborhood organizations, the medical institutions and the City. Its task is to 
provide advice on land use planning issues in the Uptown Hospital District. 
 
We have been working with various organizations to redevelop the Childrens Hospital site since 
Childrens left the city. Much time was spent by us all in false starts. The current GDP before you 
is out of the box thinking. It is the result of a collaboration between the hospital, its neighbors 
and Community Planning and Development. The process, and we believe the result, is a model 
for how city planning should be done. This project has the potential of creating a world class 
facility in the center of Denver. We ask your approval of the proposed GDP.  
 
In order to carry out the plans some rezoning is required. We urge you to support that as well. 
 
We thought long and hard about the required view plane varience and in the end ask that you 
support that too. There were complicated trade offs that led to our recommendation, including 
eventual demolition of the old hospital. We believe that the application satisfies the six criteria. 
More importantly, at a time that hospitals are leaving the city this variance will allow a major 
hospital to redefine itself in the center of the city. 
 
We urge you to support these three issues. 
 
Sincerely yours, 

 
Charles O Brantigan MD FACS FCCP 
Chairman, Uptown Hospital District Urban Design Forum 
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