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2017 West 9th Avenue 

Denver, CO 80204 

phone 303-892-9200 

fax 303-892-9210 

www.GreatFuturesDenver.org 

March 11, 2020 

City & County of Denver 
Community Planning & Development 
 
Request for Rezoning: 
 
Address:  3325 West 16th Avenue Denver, CO 80204 
Application Number: 2019i-00181 
Neighborhood:  West Colfax 
Council District: District 3, Jamie Torrez 
Area of Property: 56,540 S.F. (1.3 Acres)  
Current Zoning:  G-MU-3 (General Urban – Multi Unit – 3 Stories Maximum Height) 
Proposed Zoning: G-MX-3 (General Urban – Mixed Use – 3 Stories Maximum Height) 
 
 
Summary of Zoning Request: 
 
Boys & Girls Clubs of Metro Denver (BGCMD) is applying to Denver Planning and Development Services 
to re-zone its parcel of land at 3325 W. 16th Avenue Denver, CO 80204 from G-MU-3 to G-MX-3. 
 
We have previously contacted Councilman Lopez.  More recently, we have contacted Councilwoman 
Torres, Councilwoman Ortega, Councilwoman Sandoval and Councilwoman Kniech.  In addition, we have 
reached out to West Colfax Neighborhood Association, The President of the Sloan’s Lake Neighborhood 
Association, Sloan’s Lake Citizens Group, West Colfax Business Improvement District and West Colfax 
Neighborhood Association to share with them our intent to apply for rezoning of this property. 
 
Boys & Girls Clubs would like to rezone our property from G-MU-3 to G-MX-3 to provide opportunity to 

construct a two story Program Support and Training Center, adjacent to our Johnson Boys & Girls Club.  

The Johnson Club has served neighborhood kids since the 1960’s and this will position our program 

support and training center adjacent to a Club that provides direct service to children.  This is 

advantageous for several reasons: 

• It makes economic sense to relocate our offices and minimize travel for staff who work between the 
Johnson Boys & Girls Club and our current program support center and build our new program 
support and training center on property that is owned by the organization. 

• Building the new facility next to a youth serving Club will provide daily opportunities for our Board, 
funders, prospective volunteers and employees to also visit the club and see “first-hand” our kids in 
active programming. 

• A new support center with access to public transit is attractive when recruiting new employees 

• A new facility would be built to include space for early childhood education (ECE) services to 
augment our existing services in the neighborhood and effectively serve children ages 3 to 18. 

• A new facility would be built to include co-working and training space for community-serving 
organizations to connect, collaborate and create positive impact. 
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• Our plans fit in the scope of General Urban neighborhoods offering residents a mix of uses 

• We have resisted offers from developers to purchase our property and relocate the Johnson Boys & 
Girls Club and a new Program Support Center because the need for youth services in the West 
Colfax Neighborhood remains relevant based on a three year evaluation of youth participation.  

• Our organization would like to remain in Denver with a central location instead of choosing to close 
the Club, sell the property and build a new Club and Program Support & Training Center in another 
city, following many of our families who have left Denver seeking affordable housing.   

 
The proposed Zone Map Amendment implements adopted plans and provides consistency with 
applicable criteria, as defined by Denver Zoning Code. 
 
 
Denver Zoning Code (DZC Section 12.4.10.7) General Review Criteria Applicable to All Zone Map 
Amendments 
 
This document will provide support to show that proposed rezoning meets DZC review criteria: 
A. Consistency with Adopted Plans 
B. Uniformity of District Regulations and Restrictions 
C. Public Health, Safety and General Welfare 
D. Justifying Circumstance 
E. Consistency With Neighborhood Context Description, Zone District Purpose and Intent Statements 
 
 
A. DZC Section 12.4.10.A Consistency With Adopted Plans 
 
The proposed rezoning is consistent with the following adopted plans that currently apply to this 
property: 

• West Colfax Plan, September 18, 2006 

• Blueprint Denver, April 22, 2019 

• Denver Comprehensive Plan 2040 
 

Denver West Colfax Plan, September 18, 2006 
 
The West Colfax Plan was adopted in 2006 and zoning of this site occurred in 2010.  Since then, changes 
to consider include significant redevelopment in the area (redevelopment of St. Anthony’s hospital, 
numerous redevelopments within 1-2 blocks of the subject site) and the opening of the West light rail 
line in 2013.  The West Colfax Plan describes potential for transit supportive infill and redevelopment of 
vacant, underutilized and deteriorated parcels in town centers and in close proximity to light rail 
stations.  This plan identifies approximately 320 acres (25% of the study area) as Areas of Change where 
large and small scale redevelopment may be appropriate over time.  These redevelopment areas 
concentrate around light rail station areas and in town center nodes along main street arterials. 
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Denver West Colfax Plan, Human Capital Goals (pgs. 5 & 6): 
 

• Create a sense of place with identifiable districts that support discernible patterns of land 
development, high quality urban design, and gateways and focal points at key destinations or 
neighborhood entries. 

• Promote high quality design, preserve historic resources and complement the traditional urban 
patterns of development. 

• Maximize urban land development potential; promote compact, mixed-use development and focus 
intense development to strategic growth areas. 

• Increase the supply of residential units and provide diverse housing options. 5 5. . Increase 
opportunities for informal and formal public gathering. 6 6. .  

• As interest builds in the development opportunities throughout the West Colfax area, it is important 
to remember and plan for the retention of existing residents and consider ways to enhance the 
human capital of the community. 

• Augment the West Colfax area’s competitive advantage for investment and redevelopment. 

• Organize business interests in commercial areas and enhance the image of commercial districts. 

• Implementation of this plan ensures a sustainable future for one of Denver’s defining urban 
communities. 

 
 
Denver West Colfax Plan, Office Demand Analysis (pg. 64) 
 

• The provision of live/work opportunities within the study area is a foundation of the plan.  In concert 
with increased housing density, office development could be introduced to further strengthen the 
connection between employment and residential uses.  The West Colfax corridor and other key 
enclaves within the study area will work as a “business address” if there are ample opportunities to 
grow business support and retail services, eating and drinking establishments, as well as government 
and other institutional tenants.  

• Demand for new office space is derived from two primary sources: expansion of existing industry and 
the relocation of new companies into the market.  Office demand will likely be limited to smaller 
Class B multi-tenant space, with the exception of catalyst nodes where Class A space may be possible 
in the mid- or long-term.  As the study area redevelops and land prices begin to increase, demand for 
higher density mixed-use projects (e.g. “office-over-retail”) will begin to emerge. Establishing the 
West Colfax corridor as a destination for shopping, dining, services, entertainment, housing and 
employment) will concurrently enhance this area’s ability to capture demand from tenants seeking 
these kinds of progressive, mature urban locations. Forecast tables and the event-based adjustment 
analysis follow.  
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Denver West Colfax Plan, Map Designations (Pgs. 79 & 81) 
 

• The Future Land Use Concept Map designates the property as a Town Center. 

• The Urban Design Concept Map designates the property as a Town Center Growth Area.   
 
 
Denver West Colfax Plan, Urban Town Center (Pg. 83) 
 
Characteristics for Urban Town Centers are described as follows: 

• Development pattern: Compact, development radiates from dense core and a centralized gathering 
place  

• Typical scale:  Variable - greatest height and intensity of lot coverage in core radiates to lower 
intensity at fringe 

• Uses:  Mixed vertically and/or horizontally, highest intensity destination and employment uses in the 
core, civic amenities and housing dispersed throughout 

• Features:  Stoops, plazas, outdoor seating and pocket parks Street  

• Character:  Street trees, street furniture, wide sidewalks and pedestrian lighting 

• Parking:  On-street, in structures or behind street-facing buildings 
 
A compact, dense, inter-connected and walkable development pattern typically clustered at or near the 
intersection of major arterials defines Town Centers.  Often these activity centers include a mixed-use 
retail and employment oriented core organized around a central plaza or formal green space.  Live-work 
units, residential structures with accessory retail and residential structures (used solely for residential 
occupancy) radiate in intensity from the core.  Housing options come in a variety of forms from 
townhomes and row houses dispersed throughout the Town Center to condominium buildings in the 
core.  The highest intensity residential buildings are associated with large development parcels or the 
presence of transit.  Typically, such larger residential buildings capitalize on an opportunity to offer 
extraordinary views of city lights or the mountains.  Town Centers are perfect locations for destination 
retail, employment, dining and entertainment venues as well as elderly housing, housing for low- to 
moderate-income workers, daycare and youth programs.  Civic amenities such as satellite libraries and 
postal offices are key elements that support common needs of residents and reinforce public gathering. 
Plentiful street trees, street furniture and pedestrian lighting soften the urban context of Town Centers 
and encourage inhabitants and visitors to walk and mingle on the streets.  Stoops, plazas, outdoor 
seating and pocket parks provide discreet public gathering places.  Sidewalks are wide and depending on 
locations are either attached with trees in grates (in the core) or detached with tree lawns (at the 
fringe).Parking is provided primarily in structures out of view from public areas. 
 
 
Blueprint Denver, April 22, 2019 
 
Growth Areas Strategy (Pg. 51) 
 

• Blueprint Denver 2019 provides a more nuanced way to handle growth, directing growth to key 
centers, corridors and higher density residential areas that align with transportation options. 

• Most growth is guided to regional centers, community centers and corridors, select districts and 
higher intensity residential areas. 

• Other areas of the City are expected to see some, more limited growth. 
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Based on its location at the northwest corner of a Local Street (16th Ave.) and a Residential Collector 
(Irving Street) the site meets the neighborhood character-compatible development plan described as 
General Urban in Neighborhood Contexts (Page 137): 

• Predominantly multi-unit structures. 1-unit and 2-unit residential and low scale mixed-use are 
embedded within the multi-unit areas. Block patterns are generally regular with consistent alley 
access. Buildings are medium scale and close to the street. 

• High degree of walkability, bikeability and good access to transit priority streets with little reliance 
on cars. 

• Parks of various sizes and privately owned, publicly accessible outdoor spaces and plazas. Trees are 
within lawns/planting strips and expanded streetscape planting areas. 

 
The Future Places Map (pg. 143) defines the property as a Low-Medium Residential Area This area is 
primarily residential, with a mix of unit types. Single and two-unit homes are interspersed with lower 
scale multi-unit buildings. Limited neighborhood serving commercial can be found, particularly at 
intersections. Heights are generally up to 3 stories. Lot coverage may be high and setbacks should 
generally respect the existing character with buildings orienting to the street.  
  
Active Uses for Mixed-Use Areas (Pg. 101): 

• The Denver Zoning Code has numerous mixed-use and main street zone districts for each 
neighborhood context. As currently written, none of those zone districts mandate an actual mix of 
uses—whether at the individual lot, building, block or district scale. The result is a clear intent for 
mixed-use development in these districts, with very little teeth to ensure mixed-use on the ground. 
Many mixed-use and main street zone districts have seen new development that is exclusively 
residential, thus lacking the desired neighborhood services and amenities that typically come to mind 
with mixed-use zoning. The lack of non-residential uses can be particularly challenging at the street 
level since uses such as offices, retail and services help to create and support pedestrian activity. 

 
 
Denver Comprehensive Plan 2040 
 
The proposed rezoning is consistent with many of the adopted Denver 
Comprehensive Plan 2040 strategies, including: 

• Strong and Authentic Neighborhoods Goal 1, Strategy A – Build a network of well connected, vibrant, 
mixed-use centers and corridors (p. 34). 

• Economically Diverse and Vibrant – Goal 3, Strategy A: Promote small, locally-owned businesses and 
restaurants that reflect the unique character of Denver (pg. 46). 

• Environmentally Resilient Goal 8, Strategy B – Encourage mixed-use communities where residents 
can live, work and play in their own neighborhoods (p. 54). 

 
The requested map amendment from G-MU-3 to G-MX-3 will enable mixed-use development at an infill 
location where infrastructure is already in place.  The neighborhood is primarily characterized by 
medium scale multi-unit residential uses.  Commercial areas are typically embedded in multi-unit 
residential areas.  The requested G-MX-3 zone district broadens the variety of uses allowing residents to 
live, work and play in the area; therefore the rezoning is consistent with Denver Comprehensive Plan 
2040 recommendations. 
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Summary of Consistency with Adopted Plans: 
 
The Denver West Colfax Plan designates the property as Town Center located in a Growth Area.  The 
planned development is intended to be a mixture of residential, commercial and office use.  The use is 
consistent with the Human Capital Goals, Office Demand Analysis and Land Use sections of the Plan. 
This community need was not anticipated at the time of the adoption of the City’s plan.  Rezoning from 
G-MU-3 to G-MX-3 will permit the planned development and is consistent with contexts defined in the 
Denver West Colfax Plan 2006.   
 
The Former Blueprint Denver designated the site as Single Family Residential.  Blueprint Denver 2019, 
recognizing changes such as redevelopment of St. Anthony’s Hospital and Light Rail construction, re-
designated the site as Low-Medium Residential. The Low Medium Residential designation provides 
language supporting some neighborhood-serving commercial uses (page 246) which is a change from 
the Former Blueprint Denver classification that was more exclusively focused on single unit residential 
uses.  Rezoning from G-MU-3 to G-MX-3 will permit the planned development and is consistent with 
contexts defined in Blueprint Denver 2019.   
 
Rezoning from G-MU-3 to G-MX-3 will permit the planned development and is consistent with contexts 
defined for Urban Centers and General Urban properties in Denver Comprehensive Plan 2040.   
 
 
B. DZC Section 12.4.10.7.B Uniformity of District Regulations and Restrictions 
 
DZC Section 6.2.3 Mixed Use Districts (G-MX-3) 
 
6.2.3.1 General Purpose – Mixed Use Zones 
 
A. The Mixed Use Zone Districts are intended to promote safe, active, and pedestrian-scaled, diverse 

areas through the use of town house, row house, apartment, and shopfront 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 within and around the city’s neighborhoods. 
 
C. The Mixed Use zone 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. Compared to the Main Street districts, the Mixed Use districts are focused on creating mixed, diverse 

neighborhoods. Where Main Street districts are applied to key corridors and retail streets within a 
neighborhood, the Mixed Use districts are intended for broader application at the neighborhood 
scale. 

 
E. In the General Urban Neighborhood Context, the Mixed Use zone districts promote a pedestrian-

active street front. Buildings are pulled up to the street with parking tucked behind; however, the 
front setback range is slightly 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. The maximum build  
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The site is served by a local street (W. 16th Ave.) and a Collector Street (Irving Street).  The proposed 
rezoning is uniform with District Regulations and Restrictions.  The applicant acknowledges that 
redevelopment of this site may require additional engineering including preparation of drainage reports, 
construction documents, and erosion control plans.  Redevelopment may require construction of water 
quality and detention basins, public and private sanitary and storm sewer mains, and other storm or 
sanitary sewer improvements.  Redevelopment may also require other items such as conveyance of 
utility, construction, and maintenance easements.  An easement may be required along the north 
property line for the Denver public sanitary main pending 3-story building location.  The extent of the 
required design, improvements and easements will be determined during the redevelopment process.  
The applicant also acknowledges that no commitment for any new sewer service will be given prior to 
issuance of an approved SUDP from Development Services. 
 
 
C. Public Health, Safety and General Welfare 
 
The proposed official map amendment furthers the public health, safety and general welfare of the City. 
 
 
D. Justifying Circumstance 
 
Justifying Circumstance is defined under DZC Section 12.4.10.8.A.4 as, “Since the date of the approval of 
the existing Zone District, there has been a change to such a degree that the proposed rezoning is in the 
public interest. Such change includes: (a.) Changed or changing conditions in a particular area, or in the 
city generally. 
 
Over the past ten years, growth and changes in close proximity provide appropriate justifying 
circumstance for the proposed rezoning area.  Examples of these changes include: 

• Expansion of public transportation and addition of light rail. 

• Redevelopment of St. Anthony’s Hospital. 

• Construction of the Sloan’s Lake Rehabilitation Center at 1601 Lowell Blvd. 

• Construction of Regatta at Sloan’s Lake – 1550 Raleigh St. 

• Surrounding the property, many single family home lots have been re-developed for construction of 
large multi-unit residential buildings.  Examples are: 

o 1600 Irving Street 
o 1622Irving Street 
o 1630 Irving Street 
o 1640 Irving Street 
o 3262 W. 17th Ave 
o 3323 W. 17th Ave 
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E. Consistency With Neighborhood Context Description, Zone District Purpose and Intent Statements 
 

• G-MU-3 applies to areas that are primarily one to three story residential use.   

• G-MX-3 applies to areas or intersections served primarily by local or collector streets where a 
building scale of 1 to 3 stories is desired, allowing for Town House, General, and Shopfront building 
forms up to 3 stories in height. 

 
The proposed official map amendment is consistent with the City’s growth plans and it implements 
adopted plans.  This will result in regulations and restrictions that are uniform for each kind of building 
throughout each district having the same classification and bearing the same symbol or designation on 
the official map.  Care will be taken to respect the existing neighborhood context with regards to 
building placement and setbacks to retain the existing character of the neighborhood. 
 
Thank you for your consideration of this request. 
 
 
Sincerely, 
Kim L. Davidson 
Construction Project Manager 
Boys & Girls Clubs of Metro Denver 
2017 W. 9th Avenue 
Denver, CO 80204 
303-870-0595 
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Property Boundaries: 
 
LOTS 7 TO 19, INCLUSIVE, TOGETHER WITH THE VACATED ALLEY LYING EAST OF AND ADJOINING THE 
EAST LINE OF LOT 13 AND LYING WEST OF AND ADJOINING THE WEST LINE OF LOTS 9 TO 12, INCLUSIVE, 
AND OF THE SOUTH 19 FEET OF LOT 8, ALL IN BLOCK 21, RESUBDIVISION OF BLOCKS 16, 19, 21 AND 31, 
CHELTENHEM HEIGHTS, CITY AND COUNTY OF DENVER, STATE OF COLORADO 
 


	18I00181_app_112919
	SKonica Min20030215381
	2019i-0018 Boys & Girls Clubs Rezoning 3325 W. 16th Ave. 3-11-2020
	Authorized Letter
	Property Boundaries



