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TO: Neighborhoods and Planning Committee of the Denver City Council
FROM: Tina Axelrad, Planning & Development Supervisor

DATE: January 15, 2015

RE: Official Zoning Map Amendment Application #20141-00041

4625 West 50" Avenue and 5030 Vrain Street
Rezoning from Former Chapter 59 PUD-273 to DZC PUD-G11

Staff Report and Recommendation
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval for Application
#20141-00041 for a rezoning from Former Chapter 59 PUD #273 to Denver Zoning Code, PUD-G11.

Request for Rezoning

Application: #20141-00041

Address: 4625 West 50" Avenue and 5030 Vrain Street
Neighborhood/Council District: Regis Neighborhood / Council District 1
RNOs: Berkeley Regis United Neighbors, Inc.

Berkeley Neighborhood Association
Northwest Quadrant Association
Northwest Neighbors Coalition

Area of Property: 228,300 square feet or 5.24 acres
Current Zoning: Former Chapter 59, PUD #273
Proposed Zoning: Denver Zoning Code, PUD-G11
Property Owner(s): El Jebel Shrine Association
Owner Representative: Shrine Preservation Partners, Inc.

Summary of Rezoning Request

Application #2014-00041 seeks to rezone approximately 5.25 acres of land in the Regis neighborhood,
located adjacent to the Willis Case Golf Course (a public golf course north of 1-70), and just west of the
intersection of Utica Street and West 50" Avenue. The surrounding context, aside from the recreational
facilities associated with the Willis Case Golf Course, is predominantly single-family residential use, with
a few two-unit dwelling uses scattered within the adjacent residential neighborhood. Building scale is
predominantly one-story to two-and-one-half story residential structures, with vehicle access taken
mostly from the abutting public streets onto individual lots. Provision of public sidewalks is inconsistent
throughout the neighborhood.
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The subject property currently houses the 1930-constructed El Jebel Shrine building, which is used by
the owner, the El Jebel Shrine Association, as both a regular meeting place for its membership and an
event center available for rent by the general public for special events, such as weddings. The current
owner is under contract to sell the property to Shrine Preservation Partners, Inc., who proposes to reuse
the existing building, converting it to multi-unit residential use, and to develop new duplex uses and
structures surrounding the existing El Jebel Shrine buildings west of Vrain Street. On the remainder of
the subject property located between Vrain and Utica Streets, Shrine Preservation Partners intend to
develop new single-family and duplex uses and structures generally compatible with the other homes
and uses on the same and adjacent residential blocks.

The proposed PUD-G11 zone district divides the subject property into 3 subareas (see map below).
Subarea A comprises the majority of the subject property located west of Vrain, including the existing El
Jebel Shrine Building and related surface parking. Subareas B and C, to the east across Vrain Street,
currently contain surface parking for the existing club/lodge use and are immediately adjacent to
existing single-family dwellings on Vrain and Utica Streets.

In Subarea A, the proposed PUD-G11 zone district primarily accommodates several unique
circumstances and characteristics, including the existing El Jebel Shrine building, the public golf course
surrounding the subarea on 3 sides, and a substantial change in slope (36 feet) between its east and
west borders. Subarea A’s standards are based on the standard U-RH-3A zone district building form and
use regulations, with modifications and exceptions tailored to respond to the subarea’s unique
circumstances and intended redevelopment. The U-RH-3A zone district is an Urban Neighborhood
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context zone, with the Row House form being the most intensive building form allowed, at a maximum
of 3 stories tall.

More specifically, PUD-G11 zone district allows the reuse of the existing El Jebel Shrine building at its
current location and height (60 feet) for multi-unit residential use, while limiting exterior alterations,
additions and expansions to the southern portion of the building, which still retains original 1930 design
features, windows, roof cladding, and tile work. More generous allowance is given for exterior
alternations, expansions and additions to the remainder of the building, but they are capped at a 3-story
maximum height and cannot contain dwelling units. Limited commercial/retail accessory uses are also
allowed to the same extent as in standard multi-unit zones (e.g., in the G-MU-3). These include small-
scale eating/drinking places and some retail sales and services, which must primarily serve and meet the
needs of residents, and which are not allowed an entrance from the exterior of the building or any
outdoor signage.

New residential-only development in the rest of Subarea A will follow a customized “Subarea A” building
form based closely on the U-RH-3A row house building form, but with substantial variations to limit the
potential density and to provide more pedestrian-friendly design at its edges. Specifically, the
residential building form is capped at 2 dwelling units per structure, limiting the density otherwise
possible under the standard row house building form. A more pedestrian-friendly face toward the key
public golf course edge along West 50" Avenue is achieved by prohibiting vehicle parking between new
residential buildings and West 50" Ave, requiring vehicle access to buildings from the interior of the site
rather than directly from West 50" Ave, and requiring all dwelling unit entrances to orient to or face
West 50" Avenue. (See PUD-G11, pp. 6-10.) A “garden court” building orientation is also allowed to
provide variety in housing type and community amenities. Along Vrain Street, new development in
Subarea A must be sensitive to existing and planned single-family residential across the street and to the
north by orienting entrances to Vrain Street and taking vehicle access from the rear of buildings rather
than directly from Vrain Street.

The PUD-G11 zone district also allows the interim use of the subject property Subarea A for special
event rentals, for up to 2 years after the effective date of the new PUD zoning. This is intended to allow
the current owners, the El Jebel Shrine Association, time to transition off the property into a new
location and to earn income to support their move.

In Subarea B, the proposed PUD-G11 zone district seeks to create a compatible pattern of single-unit
dwelling uses and urban house building forms compatible with the single-unit dwellings on the
remainder of the block. Subarea B’s standards are based on the E-SU-D1 building form and use
regulations, with modifications and exceptions tailored to respond to a new requirement for rear-alley
vehicle access only. The E-SU-D1 zone district is an Urban Edge Neighborhood context zone, with the
Single-Unit use and urban house form being the predominant pattern on zone lots at least 6,000 square
feet in area. The “D1” indicates an allowance for accessory dwelling unit (“ADU”) uses and building
form, which will be allowed on all zone lots in Subarea B except for two most northern zone lots
abutting the existing neighborhood between Utica and Vrain Streets (where ADUs are currently not
allowed). The allowance for ADUs is intended to provide greater choice in housing types/variety within
the Berkeley/Regis neighborhood.
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With the provision of new public and private alleys in Subarea B, the PUD accommodates the additional
land area reserved for rear vehicle access by reducing the minimum lot width from 50 feet to 45 feet.
All other building form, use, and other development standards applicable in the E-SU-D1 zone district
will apply in the PUD, with the additional building form requirement that all primary buildings have
pitched roofs (minimum 4:12 pitch). (Note: the existing Urban Edge residential development on the
same block is zoned E-SU-Dx; the “x” allows both the suburban house and urban house forms, with a
minimum zone lot area of 6,000 square feet and minimum zone lot width of 50 feet.)

In Subarea C, the proposed PUD-G11 zone district allows the duplex building form and use on the “end-
cap” of the block oriented to West 50" Avenue as the Primary Street. The duplex form and use are
intended to create a transition in use and form from Subarea B to West 50" Avenue, which will be the
primary vehicle and pedestrian access to the slightly more bulky two-unit building forms proposed in
Subarea A. Subarea C’s standards are based on the E-TU-C building form and use regulations, with
modifications and exceptions tailored to respond to a requirement for rear-alley vehicle access and
buildings oriented to West 50™ Avenue (rather than to Vrain or Utica Streets). The E-TU-C zone district
is an Urban Edge Neighborhood context zone, with the Two-Unit dwelling use and duplex building form
being the predominant pattern on zone lots at least 5,500 square feet in area.

With the provision of a new public east-west alley abutting Subarea C, the PUD accommodates the
additional land area reserved for rear vehicle access by providing a minimum 20-foot setback from West
50" Avenue (rather than using a block-sensitive setback measurement). To ease the transition from
single-unit urban house development in Subarea B, development on the zone lots abutting Vrain and
Utica Streets must provide additional landscaping along the street side to screen rear garage walls.

There is also an incentive for new buildings to have pitched roofs, rather than flat roofs, in the allowance
of 8 feet of additional building height only for buildings with pitched roofs (to a maximum of 38 feet
rather than 30 feet). A maximum side wall height is added to the building form standards to ensure the
additional building height is comprised solely of space under the pitched roof form.

All other building form, use, and other development standards applicable in the E-TU-C zone district will
apply.

Existing Context

The existing, immediate neighborhood context is a mix of predominantly single-unit dwellings, some
two-unit uses and buildings, and the Willis Case Gold Course, owned and operated by the City of Denver.
Single-unit dwellings are found on Vrain and Utica Streets located at the eastern edge of the subject
property. Both these existing sections of Vrain and Utica Streets are only 1 block long, being cut-off at
their northern end by the surrounding golf course. These existing single-unit homes take vehicle access
directly from the local streets, and the streets contain no public sidewalks or tree lawns. (The City will
require the subject property to improve their abutting portions of Vrain and Utica Streets to the city’s
minimum local street design standards, which will include a 5-foot detached sidewalk and 8-foot tree
lawn, and slightly widened vehicle travel lanes to provided city-required fire access.)

Two blocks to the east is Tennyson Street, where local commercial and retail uses congregate along a
stretch south of the subject property between 38" and 46™ Streets. A small node of neighborhood
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commercial services is also found on West 52" Avenue, in unincorporated Adams County, close to the
Tennyson Street intersection. Local bus transit service and connections to regional bus transit is
available at Tennyson Street and 50" Avenue (Route 52 travels east/west on 52" and 50™ Avenues, with
stops in Downtown Denver, Alameda Station, and Arvada.)

The following table summarizes the existing context proximate to the subject site:

EX|sjc|ng =il L] U Existing Building Existing Block, Lot,
Zoning Form/Scale Street Pattern

Fraternal
organization/lodge (El

Existing El Jebel Shrine
building (1930), tower

Site PUD #273 Jebel Shrine); event extends to height of 60
center/rental hall for
. feet.
special events
Willis Case Golf Course;
single-unit residential
on east side of Vrain Residential 2-2.5 stories;
North OS-A and only and on both sides variety of building
E-SU-Dx of Utica Street (5 total massing /architectural
existing homes exist on | styles
same block as Subareas
B and C)
Willis Case Golf Course, | Open space —
south | 0S-A |ncIud|n.§:,r club ‘house, undeveloped except for
pedestrian trail, and club house and accessory
surface parking surface parking
E-SU-Dx Residential 2-2.5 stories;
(northwest of | Primarily single-unit variety of building
East . . . .
Tennyson & residential massing /architectural
50" Ave) styles
West OS-A Golf Course Open space =

undeveloped

Generally regular grid
of local and collector
streets, except
connectivity of Vrain
and Utica local streets
is interrupted by golf
course to north.

Block sizes and shapes
are consistent and
rectangular.

Vehicle access to
residential uses on
Utica and Vrain Streets
is mostly direct from
local street (with a mix
of rear detached and
attached street-facing
private garages), with
exception of east/west
alley providing rear
vehicle access to
homes on West 50"
Avenue between Utica
and Tennyson Streets.
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1. Existing Zoning

The subject property is currently zoned under Former Chapter 59 PUD #273, approved by the
Denver City Council in 1989. PUD #273 legalized the use of the property as a fraternal
lodge/meeting hall for the El Jebel Shrine Association, including accessory eating/drinking uses,
while also allowing the existing building’s continued use as a commercial rental facility for
special events such as weddings and other private parties. Importantly, all residential uses are
prohibited under PUD #273.

Development standards in PUD #273 allowed future new development, or expansions or
additions to the existing building, but only to the west and north of the existing El Jebel Shrine
building (up to a maximum of 3 stories not to exceed 60 feet). Building coverage was capped at
12% of the entire 5+ acre site, with surface parking, vehicle drives, patios, and walkways
comprising another 74% of the site. 325 parking spaces are required, and the owner must
provide an access easement along Vrain Street for existing residential access. PUD #273 also
required the “historic facade on the south side of the building shall be maintained.”
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2. Existing Land Use Map

The existing land use on the subject property, as shown in the map below, is categorized as
“public/quasi-public” and “vacant”. Surrounding land uses include golf course, single-family
residential, and multi-family low-rise land uses (i.e., two-unit dwelling uses).
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3. Existing Building Form and Scale




Rezoning Application #20141-00041
4625 West 50" Avenue and 5030 Vrain Street
January 15, 2015

Page 10




Rezoning Application #20141-00041

4625 West 50™ Avenue and 5030 Vrain Street
January 15, 2015

Page 11

Summary of City Agency Referral Comments
As part of the DZC review process, the rezoning application is referred to potentially affected city
agencies and departments for comment. A summary of agency referral responses follows:

Asset Management: Approve — No comments.

Development Services-Project Coordination: Approve with suggested PUD zone district edits (made
and incorporated into current draft).

Parks Department: Approve — No comments (Parks noted that it negotiated a license agreement with
the current owner to allow the owner to use, maintain and landscape a strip of City-owned land along
the southern property line, including using the strip for vehicle access way to the subject property).

Denver Fire Department: Approve rezoning only — will require additional information at site plan
review.

Development Services — Wastewater: The rezoning is approved. However, the applicant should be
aware that Development Services will not approve any development of this property without assurance
that there is sufficient sanitary and storm sewer capacity available. A sanitary study and/or drainage
study may be necessary. The results of these studies may require the developer to install major
infrastructure improvements or to limit the size of the development. Any proposed development or
improvements will be reviewed for compliance to specific wastewater criteria at the time of site plan
and/or building permit submittal.

Public Works - City Surveyor: Legal is approved (after revisions made and incorporated into current
draft).

Public Review Process

e Preapplication Public Meetings: The applicant hosted 2 public meetings prior to submitting a
formal application to the City. The first one in March 2014 attracted about 23-25 interested
persons, and the second one in May 2014 attracted about 30 persons.

o Notice of Receipt of a Complete Application: CPD staff provided Informational notice of receipt
of the complete PUD rezoning application, including the first public review draft of the PUD-G11
zone district, to affected members of City Council and registered neighborhood organizations on
August 26, 2014. Earlier notification of receipt of the application, but without the draft PUD,
was sent on July 3, 2014.

0 After the notice was sent, CPD staff and the applicant received a number of comments
and letters from residents of the immediate area. Comments focused primarily on 3
subjects:

= Concerns regarding additional vehicle traffic generated from the proposed
redevelopment, and impacts on residents of the blocks between the subject
property and Tennyson Street;

= Concerns regarding the compatibility of proposed new single-unit and two-unit
development in Subareas B and C; and
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= Concerns regarding the building design and quality of new development on the
subject property.
On September 10, 2014, CPD staff attended a public meeting hosted by the applicant to
discuss the draft PUD zone district with interested Regis neighborhood residents.
Approximately 24 interested persons attended, including several immediate neighbors
living on Vrain and Utica Streets. Generally, attendees were supportive of the
redevelopment of the El Jebel Shrine property for a new residential development.
= Aside from concerns surrounding possible vehicle traffic impacts from the
specific proposed site development, relevant rezoning comments and concerns
centered primarily on the proposed compatibility of new single-unit and two-
unit development in Subareas B and C of the PUD. More specifically, residents
suggested revisions to the PUD zone district to ensure greater compatibility in
setbacks and building massing along Utica and Vrain Streets, particular as
building form/use changed from “urban house” in Subarea B to an allowed
“duplex” form in Subarea C.
= Residents were also concerned about the quality of proposed new
development, including a desire to assure quality exterior materials were used
in new construction, and that architectural style was compatible with the range
of styles in the adjacent neighborhood.
The applicant responded to public comments by agreeing to several revisions, which
were incorporated into Planning Board draft #1 of PUD-G11 dated October 1, 2014.
Major revisions at that time in response to public comment included: (a) An increase in
primary street minimum setback for urban houses developed in Subarea B from 10 feet
to 20 feet; (b) A decrease in permitted building coverage in both Subarea B and Subarea
C; and (c) An increase in the side street setback for detached and attached garages in
the rear 35% of zone lots in Subarea C to create a more graduated transition along Vrain
and Utica between homes in Subareas B and C.
Public comments in response to the Planning Board draft #1 were received up to the
date of the originally schedule Planning Board hearing on October 15, 2014. Comments
continued to raise concerns regarding the compatibility of proposed building forms in all
the subareas with the existing neighborhood on Vrain and Utica Streets.
The applicant requested a continuance of the October 15, 2014, Planning Board hearing
to continue to meet with the affected neighborhood and work on mutually acceptable
revisions to the draft PUD.
On October 29, 2014, CPD staff attended a public meeting hosted by the applicant to
discuss the draft PUD zone district with the immediately adjacent residents on Vrain and
Utica Streets. Approximately 12-15 interested persons attended. The neighbors
suggested a number of additional revisions to the draft PUD, which the applicants
agreed to consider.
After the October 29" public meeting, additional correspondence continued between
the applicants, CPD staff, and neighbors to refine the PUD draft to incorporate most of
the suggested additional revisions. A revised draft of the PUD was posted on November
5,2014, on CPD’s website, and on November 4™ all RNOs/affected council officers were
notified of the revised application and continued November 19, 2014, Planning Board
hearing.
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0 CPD and the applicant received a number of emailed neighbor comments suggesting
further refinements of the November 5 draft of the PUD to reflect the consensus
reached at the October 29, 2014, neighborhood/public meeting. Those revisions and
refinements were presented to the Planning Board on November 19", and are
incorporated into the Final PUD-G11 adoption draft attached to this staff report, and
include:

= Eliminating most of the deviations from the base single-unit and two-unit zone
districts applicable in Subareas B and C, including eliminating deviations from
primary street setbacks, bulk plane, and building coverage;

= Adding additional standards requiring buildings with pitched roofs in Subarea B;

= Creating a height incentive for constructing pitched roofs in Subareas A and C;

= Adding new landscaping standards in Subareas B and C to screen rear garages in
Subarea C; and

= Adding quality fence/wall material standards to development in Subareas A
and C.

0 The applicant is currently in negotiations with representatives from the immediate
neighborhood to draft and apply a set of general design guidelines that will be privately
administered and enforced (i.e., they will not be part of the PUD zoning).

e Other Public Outreach and Input:
0 Registered Neighborhood Organizations (RNOs)
= The Berkeley Regis United Neighbors RNO submitted a letter in June 2014
supporting the original rezoning application, but then retracted its support in
deference to immediate neighborhood concerns expressed just prior to the
Planning Board public hearings.

o November & December 2014 Planning Board Public Hearings and Conditions:

0 At a properly noticed Planning Board public hearing on November 19, 2014, the
Planning Board heard public testimony and asked questions of the applicants, staff, and
public. After deliberation, the Planning Board moved to continue its deliberations and
final action to December 3, 2014, to allow CPD and the applicant to draft new PUD
language that would expressly protect and preserve the existing El Jebel Shrine building
while still providing flexibility necessary for its adaptive reuse and rehabilitation.

= Public Comment Since November 19, 2014
Immediately before and after the November 19, 2014 Planning Board hearing,
CPD staff received numerous emails and letters both in favor and opposing
proposed PUD-G11 draft. Opposition comments focused primarily on: (1)
introduction of row home and duplex multi-unit housing types into the existing
neighborhood; (2) inadequate mechanisms in the zoning to preserve/maintain
the existing El Jebel Shrine building; and (3) concerns about project density and
possibility of adverse traffic/vehicle congestion impacts on surrounding
neighbors.

0 At the continued Planning Board public hearing on December 3, 2014, the Planning
Board reviewed the proposed new preservation language, deliberated, and then voted
unanimously, 8-0, to recommend approval of the rezoning application to the City
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Council, with two conditions. The conditions requested CPD amend the Planning Board
draft of the PUD zone district to: (1) clarify which portions of a pitched roof building in
Subareas A and C could be built to a maximum height of 40 feet and 38 feet,
respectively; and (2) add the preservation language for the existing Shrine Building, as
presented by CPD at the public hearing.

The Final adoption draft of PUD-G11 Zone District attached to this staff report includes
language recommended by the Planning Board in its conditional approval.

e December 10, 2014 Neighborhoods & Planning Committee Meeting and Subsequent Changes to

the PUD-G11 Zone District

(0}

(0]

(0]

At the December 10, 2014, Neighborhoods & Planning Committee meeting, the
committee members presented voted to pass the proposed rezoning out of committee
to the full City Council for final action. However, Committee members made clear
during its deliberations that the Committee expected the applicant and adjacent
neighbors to continue working together to attempt greater consensus about proposed
density (number of residential units) at the subject property.

Just prior to the council bill filing on December 18" the applicants requested two
changes to the pending PUD zone district: (1) limit the row house building form in
Subarea A to no more than 2 dwelling units per structure (reduced from a maximum of
6 or 10 units per structure); and (2) prohibit any expansion to the Existing El Jebel Shrine
Building that would allow additional dwelling units. Those changes were made to the
council bill/PUD zone district filed with the City Clerk on December 18, 2014.

Just prior to the City Council first reading of the proposed rezoning ordinance on
December 22, 2014, the applicants requested one additional change to the PUD: Cap
the maximum number of dwelling units allowed to be developed across the entire PUD
at 78 dwelling units. This change to the to the PUD zone district was made and the City
Council passed the rezoning ordinance out of first reading on December 22, 2014.

e January 20, 2015, City Council Public Hearing

(0}

(0}

(0}

CPD sent written notification to all RNOs, and the applicant posted the subject property
with multiple signs, advising of the City Council public hearing on January 20, 2015.

As of the date of this staff report, CPD has received several letters in support of the Final
adoption draft of the PUD zone district version now before the City Council, and one
letter of opposition based on the same concerns expressed earlier about building form
and density.

The applicant’s formal letter of support to the City Council and all letters/comments
received from the general public after December 22, 2014 (the date of first reading
when the final version of the PUD zone district was distributed to the public), are
attached to this staff report.
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Criteria for Review / Staff Evaluation
The criteria for review of this rezoning application are found in DZC, Sections 12.4.10.7, 12.4.10.8, and
12.4.10.9 as follows:

DZC Section 12.4.10.7 - Criteria Applicable to All Rezonings

1.
2.
3.

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

DZC Section 12.4.10.8 — Additional Criteria Applicable to All Non-Legislative Rezonings

4.
5.

Justifying Circumstances
Consistency with Neighborhood Context Description, Zone District Purpose and Intent
Statements

DZC Section 12.4.10.9 — Additional Criteria Applicable to PUD Rezonings

6.
7.
8.

10.

1.

Consistent with PUD zone district intent and purpose.

The PUD zone district complies with DZC, Division 9.6.

The proposed development is not feasible under a standard zone district, and would require an
unreasonable number of variances, waivers or conditions.

The PUD zone district establishes permitted uses that are compatible with existing and adjacent
land uses.

The PUD zone district establishes permitted building forms that are compatible with adjacent
building forms, or which are made compatible through appropriate transitions at the boundaries
of the PUD zone district.

Consistency with Adopted Plans

The following adopted plans apply to this property:

Denver Comprehensive Plan 2000
Blueprint Denver (2002)

Denver Comprehensive Plan 2000
The proposal is consistent with many Denver Comprehensive Plan strategies, including:

Denver’s Legacies Strategy 1-C — Preserve Denver’s architectural and design legacies while
allowing new ones to evolve.

Housing Strategy 2-E — Adjust codes and policies regarding accessory residential units, such as
granny flats, mother-in-law units, and carriage units.

Neighborhood Strategy 1-D — Ensure high-quality urban design in neighborhoods by enhancing
their distinctive natural, historic and cultural characteristics.

Neighborhood Strategy 1-E — Modify land use regulations to ensure flexibility to accommodate
changing demographics and lifestyles. Allow, and in some places encourage, a diverse mix of
housing types and affordable units, essential services, recreation, business and employment,
home-based businesses, schools, transportation and open space networks.

Environmental Sustainability 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.
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e Land Use 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.

The proposed rezoning to PUD-G11 will enable new residential development at an infill location where
services and infrastructure are already in place. The applicant is committed to improving abutting public
street and access necessitated by the proposed scale and intensity of new development. Encouraging
the preservation and adaptive reuse of the 1930 El Jebel Shrine building is a cornerstone of PUD-G11,
whose standards will allow its conversion to multi-unit residential use while preserving intact its most
compelling, unique design features. The range of residential housing types entitled, from single-family
detached homes, duplexes, multi-unit dwellings, to accessory dwelling units, is consistent with plan
objectives to offer Denver residents an alternative to sprawl and a greater variety of housing choices.
Finally, the design standards included in the PUD assure general compatibility in terms of building form
and use, particularly in Subareas B and C, with the surrounding, existing residential neighborhood.
Accordingly, CPD staff finds the rezoning is consistent with Denver Comprehensive Plan 2000
recommendations.

Blueprint Denver

Blueprint Denver is the City’s long-range Land Use and Transportation Plan, adopted in 2002. Blueprint
Denver provides broad guidance in the rezoning process through its adopted land use and development
policies, objectives, and strategies.

Future Land Use

One component of Blueprint Denver is the “Future Land Use Map,” which provides a high-level
recommendation of future land use for all property in Denver. According to the Blueprint Future
Land Use Map, the subject property has a concept future land use of “Golf Course” and is located in
an “Area of Stability.” See Future Land Use map excerpt from Blueprint Denver at left.

With the advantage of hindsight, it appears the
future land use designation for this site in Blueprint
Denver was a mistake of fact. At no time in its
history was the subject site used as a golf course or
owned by the City or County of Denver. In fact, the
Willis Case Golf Course resulted from the grant of
land from the El Jebel Shrine Association to the
city; the El Jebel Shrine Association retained the
subject property, including the existing building, for
its own use and enjoyment. Accordingly, the
specific future land use recommendation from
Blueprint is of little value in this analysis.
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Area of Stability

However, Blueprint Denver provides considerable guidance as to future development within
designated Areas of Stability. “Areas of Stability include the vast majority of Denver, primarily the
stable residential neighborhoods and their associated commercial areas, where limited change is
expected during the next 20 years. The goal for the Areas of Stability is to identify and maintain the
character of an area while accommodating some new development and redevelopment.” (Blueprint,
p. 120)

It is important to note that even “in stable residential areas there are often areas that would benefit
from change....These areas, due to their lack of reinvestment, have a negative visual impact on the
surrounding area.” (Blueprint, p. 121-122) Blueprint breaks down Areas of Stability into two
categories: “Committed Areas” and “Reinvestment Areas.” In Committed Areas, the overarching
goal is to “maintain present character and to motivate modest redevelopment of selected areas....”
Reinvestment Areas are places where it is desirable to maintain their character but it is also
beneficial to support reinvestment through “modest infill and redevelopment or major projects in
small areas.” (Blueprint, p. 122) Many Denver neighborhoods contain a mix of both types of areas.

Finally, Blueprint Denver provides the following guiding principles to advise future land use and
development in Areas of Stability (Blueprint, p. 141):
e Respect valued development patterns (including relationship of building to the street;
location of garage/driveway/parking; building scale)
e Respect valued attributes of an area (including existing buildings, especially those adding
distinctive character and identity)
e Expand transportation choices (including access to transit)
e Minimize traffic impacts on neighborhood streets (including less cut-through traffic)
e Respect environmental quality (including parks)
e Respect adjoining property (including light, air and privacy; fencing; orientation to the
street; alignment of buildings along street)

CPD staff finds that the proposed rezoning to PUD-G11 furthers the above goals and objectives for
new development in Areas of Stability. Using Blueprint’s categorization described above, the
subject property arguably contains both “Committed Areas” in Subareas Band C, and a
“Reinvestment Area” in Subarea A. The proposed zoning for Subarea B, immediately adjacent to
existing single-unit residential homes, intends to maintain the existing residential character of the
immediate neighborhood by ensuring consistency in building setback, coverage, height/bulk, and
use. In Subarea C, the proposed zoning maintains the general low-density residential character of
the surrounding area, but provides transitions to the more intense development in Subarea A in use
(introducing two-unit dwellings) and building height (38 feet, but only for pitched roof buildings).
The proposed zoning for Subarea A promotes infill reinvestment on a predominantly vacant site that
in its current state has a negative visual impact on surrounding properties, while preserving and
encouraging the reuse of the distinctive and community-valued El Jebel Shrine building.
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Street Classifications

Blueprint Denver classifies West 50™ Avenue, Vrain Street, and Utica Street as “undesignated-Local”
streets, while Tennyson Street, 2 blocks east of the subject property, is designated a “residential-
Collector” street.

Blueprint Denver says an “undesignated-Local” street is “influenced less by traffic volumes and
tailored more to providing local access. Mobility on local streets is typically incidental and involves
relatively short trips at lower speeds to and from other streets.” According to Blueprint Denver,
“collectors are designed to provide a greater balance between mobility and land access within
residential, commercial and industrial areas.” Residential local and collector streets should support
walking, biking, and land use access over vehicle mobility. (Blueprint, p. 55)

The proposed PUD-G11 zone district provides for a mix of residential land uses on Vrain and Utica
Streets, which is consistent with Blueprint Denver’s recommendations for land use types adjacent to
residential local streets. The proposed zoning also enables higher-intensity multi-unit residential
development in Subarea A (in the existing Shrine building), which is also served by residential local
streets, and which is consistent with Blueprint Denver’s recommendation for land use types
adjacent to residential local streets. It is important to note that vehicle traffic generated from
Subarea A development will use West 50" Street for primary access (because Vrain and Utica
Streets dead-end to the north), and West 50" leads directly to Tennyson Street two blocks away,
consistent with Tennyson’s designation as a residential collector street.

2. Uniformity of District Regulations and Restrictions

The proposed rezoning to PUD-G11 will result in the uniform application of zone district building form,
use and design regulations within this zone district, which are appropriately tailored and customized to
respond to the unique and special circumstances heretofore described, as authorized by the DZC,
Division 9.6, Planned Unit Development.

3. Public Health, Safety and General Welfare

The proposed official map amendment furthers the public health, safety, and general welfare of the City
primarily through implementation of the City’s adopted land use plans, as described in more detail
above. A change in the current zoning, which unduly constrains the range of reuse and redevelopment
of the subject property consistent with adopted plans, would further the public’s general welfare.

4. Justifying Circumstance

The application identifies several changed or changing conditions as the Justifying Circumstance under
DZC Section 12.4.10.14.A.4, “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.”

As discussed above, a change in the condition of this property has occurred, as the current owners can
no longer viably operate a private-membership club for which the existing building was originally
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constructed in 1930. Future use of the subject property is influenced by changing economic and social
conditions in Denver that have depressed club/lodge membership to a level impossible to generate the
revenue stream necessary to operate and maintain such a substantial piece of property. Itisin the
public’s interest to encourage redevelopment of the subject El Jebel Shrine property, through a change
in the zoning, to acknowledge the changed conditions affecting this unique site.

5. Consistency with Neighborhood Context Description, Zone District Purpose and
Intent Statements

See discussion under PUD review criteria #6 below, which supersedes this more general review criterion.
6. Consistency with PUD Zone District Intent and Purpose

According to the DZC, Section 9.6.1.1., a PUD zone district is intended to provide a zoning alternative in
response to unique and extraordinary circumstances on a property, where more flexibility is desired
than achievable through a standard zone district and multiple variances, waivers and conditions can be
avoided. Examples cited in Section 9.6.1.1 of possible “unique and extraordinary circumstances” that
justify a rezoning to a PUD zone district include “[w]here a development site is subject to an existing
PUD and rezoning to a new PUD District will bring the site closer to conformance with current zoning
regulations and adopted plans,” where special physical or topographical characteristics of the property
make conventional development difficult, and where a customized zoning approach is necessary to
protect and preserve the character of a historic structure.

CPD staff finds that the proposed PUD-G11 is consistent with the general intent and purpose of PUD
zoning. PUD-G11 responds to the unique circumstances of the subject property, including: (1) the
presence and desired preservation of the existing El Jebel Shrine building in the middle of the site, (2)
the geography of Subarea A being surrounded on 3 sides by municipal golf course, (3) the nonexistence
of local streets penetrating through Subarea A and thus the likelihood of it being developed as a single
zone lot, (4) a substantial 36-foot change of grade between the western and eastern boundaries of
Subarea A and a 20-foot change of grade between the western boundary of Subarea A and Utica Street,
and (5) the need to improve the existing local street network surrounding Subareas B and C, including
the dedication of a new east/west public alley.

Finally, the proposed PUD-G11 zoning is justified by moving a substantial piece of land in northwest
Denver from an existing, old-code PUD that inhibits productive reuse of the property for residential
purposes to a new code (DZC) PUD district that brings the land substantially closer to conformance with
current zoning regulations and adopted plans. Future development under the proposed PUD-G11 zone
district must comply with all current DZC zoning regulations other than those specifically modified by
the terms of the PUD, which includes current DZC regulations such as building form alternatives and
exceptions, allowed uses and use limitations, required minimum parking, minimum landscaping, vehicle
access, ground-floor building design, and limits on outdoor lighting.
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7. The PUD Zone District Complies with DZC, Division 9.6 Standards

Division 9.6 provides minimum content standards for all proposed PUD zone districts. According to
Section 9.6.1.3, a PUD “district plan” (what is now packaged as the PUD-G11 zone district attached to
this staff report) must specify permitted land uses and procedures. PUD-G11 does specifically include
provisions for permitted primary, accessory, and temporary uses in all its subareas (see Chapter 5 of
PUD-G11) and references existing DZC zoning procedures related to use review and development
permitting. In addition, PUD-G11 expressly allows future amendment of the PUD zone district by
subarea.

Section 9.6.1.3 also states a PUD district plan must contain a comprehensive list of applicable design and
development standards. PUD-G11 contains new building form and design standards especially tailored
to the subject property’s unique circumstances, and references applicability of other building form and
design standards already contained in the Denver Zoning Code. See the attached draft of the PUD-G11
zone district, Chapters 4 and 6.

8. The Proposed Development Is Not Feasible Under a Standard Zone District, and
Would Require an Unreasonable Number of Variances, Waivers or Conditions

CPD staff finds that without the flexibility and modifications offered by the proposed PUD-G11 zone
district, particularly as applied to Subarea A, future development would need multiple zoning variances
to undertake reasonable redevelopment of the property for residential use. For example, variances
would likely be sought to allow development of new residential units in the 60-foot tower portion of the
existing building (height variance), to allow reasonable development of 2- and 3-story row homes on
different portions of Subarea A with substantially different base plane elevations (height variance), and
to allow an amount of building coverage in Subarea B comparable to its neighboring properties on same
block taking into consideration the provision of new rear-loaded vehicle access (lot width variance).

In addition, achieving some of the urban design objectives addressed by customized standards in PUD-
G11 to ensure compatible residential development adjacent to a Denver public golf course would have
required numerous waivers or conditions to a standard zone district. For example, PUD-G11 mandates
minimum quality materials and openness of any fences or walls sited between a building and a shared
golf course boundary. In additions, vehicle access to individual dwelling units is pushed to the interior of
Subarea A, so that a “ring-road” for private access is not built between the golf course boundaries and
new residential buildings on the site.

Finally, the specific zoning provisions in PUD-G11 that ensure preservation and maintenance of the
existing El Jebel Shrine building are unique to the PUD zoning, and could not have been achieved simply
through application of a standard zone district.

9. The PUD Zone District Establishes Permitted Uses that are Compatible with
Existing and Adjacent Land Uses

As already described in this staff report, PUD-G11 establishes allowances for primary single-unit, two-
unit and multi-unit residential uses that are compatible with existing and adjacent land uses. Most
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especially in Subareas B and C, which are adjacent to existing single-unit and two-unit land uses along
Vrain, Utica, and West 50", PUD-G11 limits allowed uses only to single-unit dwellings abutting existing
single-unit dwellings and two-unit dwellings only along West 50" Avenue as the site transitions to multi-
unit residential use in Area B. The proposed multi-unit residential uses in Subarea A are limited to inside
in the existing El Jebel Shrine building; the remainder of Subarea can only be developed as single-unit or
two-unit dwelling uses in a modified row house building form. Subarea A land uses are surrounded
entirely by the existing golf course use and, consequently, will not adversely impact existing and
adjacent lower-intensity land uses located across a local street and further east of the subarea.

10. The PUD Zone District Establishes Permitted Building Forms that are Compatible
with Adjacent Building Forms, or which are made Compatible through Appropriate
Transitions at the Boundaries of the PUD Zone District

The neighborhood context of the area immediately surrounding the subject property is mixed: it is
surrounded on several sides by a special “Open Space” context, namely the Willis Case Golf Course, and
on its eastern edge, by a predominantly “Urban Edge” neighborhood context that extends to Tennyson
and south to West 50" Avenue. An “Urban” neighborhood context is found throughout the Berkeley-
Regis neighborhood, both east of Tennyson Street and south of West 50" Avenue.

The Open Space context is characterized by the open and lush greenness of the public golf course, with
long views of the Rocky Mountains to the south and west. The proposed PUD zoning should respond
positively to this immediate neighborhood context. This is achieved through building form and design
standards that, among other things, orient pedestrian-friendly building faces toward the golf course and
by allowing only short and “open” fences and walls (e.g., split rail) between buildings on the subject
property and abutting golf course property.

The Urban Edge neighborhood context, found on adjacent blocks located only in the immediate
neighborhood north of West 50" Avenue and west of Tennyson Street, is characterized by a generally
“urban” pattern of connected streets and rectangular lots and blocks. In an Urban Edge context, as
distinguished from a more Urban context, vehicle access can be directly from a public street, or from a
rear alley, or from both even within the same block. Land use is predominantly single-unit residential,
with a mix of historically established (pre-1956) duplex and multi-unit uses often scattered with the
same block as single-unit uses. Building form is traditionally more of an “urban house” form, although in
some Urban Edge neighborhoods, “suburban house” forms can also be found.

The proposed PUD-G11 zone district standards and allowances are based on Urban Edge zone districts
for Subareas B and C, which are located adjacent and abutting the existing Urban Edge neighborhood
context. PUD-G11’s standards and allowances perpetuate the defining characteristics of an Urban Edge
neighborhood context as described above, and will lead to development consistent with the Urban Edge
context (see Denver Zoning Code, Article 4).

Subarea A’s standards and allowances are based on an Urban neighborhood context row house zone
district. PUD-G11’s proposed standards and allowances will result in infill residential development
consistent with the description of the Urban neighborhood context within Subarea A, including the
predominance of residential uses, building heights of 2-3 stories (with the exception of the existing El
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Jebel Shrine building), and vehicle access taken predominantly from the rear of buildings off private
drives rather than from Vrain Street or West 50" Avenue, designated by the PUD as primary streets. This
pattern is consistent with the prevailing “Urban” neighborhood context in the larger Berkeley-Regis
neighborhood just east and south of the subject property.

Staff Recommendation

Based on the analysis set forth above, CPD staff finds that the application for rezoning the property
located at 4625 West 50" Avenue and 5030 Vrain Street to PUD-G11 zone district meets the requisite
review criteria. Accordingly, staff recommends that the Neighborhoods and Planning Committee vote to
move this application to the full City Council for final decision.

Attachments

1. Final Adoption Draft of PUD-G11 zone district.

2. Summary Tables Comparing Building Form Standards in the “Base” Zones and Subareas A, B,
and C.

3. Rezoning Application received in June 2014.

4. Applicant (Shrine Preservation Partners) Letter to Councilwoman Susan Shepherd, January 12,
2015, in support of application.

5. Public position/comment letters received after First Reading on December 22, 2014 (in response

to the final PUD adoption draft in front of City Council for final action).
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CHAPTER 1. ESTABLISHMENT AND INTENT

SECTION 1.1 PUD-G11 AND SUBAREAS ESTABLISHED

1.1.1 PUD-G11 Established
The provisions of this PUD-G11 zone district apply to the specific lands depicted on the Official
Zoning Map with the label PUD-G11, and more generally described as approximately 5.6 acres of
land in the north 1/2 of the southwest 1/4 of Section 18, Township 3 South, Range 68 west of the
6th principal meridian (P.M.) and lots 14 to 36 inclusive of Block 3, Berkeley Park Heights, City and
County of Denver, Colorado.

1.1.2 Subareas Established
The following subareas are hereby established within PUD-G11 for the purpose of applying the
zoning standards contained herein. All subareas established are shown generally on Figure 1-1
below, and described legally as follows:

A. Subarea A Legal Description
A PARCEL OF LAND IN THE NORTH 1/2 OF THE SOUTHWEST 1/4 OF SECTION 18, TOWNSHIP
3 SOUTH, RANGE 68 WEST OF THE 6TH PRINCIPAL MERIDIAN, CITY AND COUNTY OF
DENVER, STATE OF COLORADO, MORE PARTICULARLY DESCRIBED AS FOLLOWS:
COMMENCING AT A POINT ON THE SOUTH LINE OF THE NORTH 1/2 OF THE SOUTHWEST 1/4
OF SAID SECTION, WHICH POINT IS 636.5 FEET WEST OF THE SOUTHEAST CORNER OF THE
NORTH 1/2 OF THE SOUTHWEST 1/4 OF SAID SECTION; RUNNING THENCE WEST ON SAID
SOUTH LINE 618 FEET TO A POINT; RUNNING THENCE NORTH 27 DEGREES 51 MINUTES AND
30 SECONDS EAST 307 FEET; RUNNING THENCE NORTH 83 DEGREES, NO MINUTES AND 30
SECONDS EAST 480 FEET TO A POINT ON THE WESTERLY LINE OF BERKELEY PARK
HEIGHTS; RUNNING THENCE SOUTHERLY ON SAID WESTERLY LINE, 330 FEET TO THE PLACE
OF BEGINNING.

B. Subarea B Legal Description
BERKELEY PARK HEIGHTS, BLOCK 3 LOT 14 TO LOT 19 INCLUSIVE AND BLOCK 3 LOT 31 TO
LOT 36 INCLUSIVE , INCLUDING ALL VACATED ALLEYS PER ORDINANCE 89-1928, AND THE
VACATED PORTION OF VRAIN STREET PER ORDINANCE 89-1928, ADJACENT TO THE ABOVE-
DESCRIBED PROPERTY, CITY AND COUNTY OF DENVER, STATE OF COLORADO.

C. Subarea C Legal Description
BERKELEY PARK HEIGHTS, BLOCK 3 LOT 20 TO LOT 30 INCLUSIVE , INCLUDING ALL VACATED
ALLEYS PER ORDINANCE 89-1928, AND THE VACATED PORTION OF VRAIN STREET PER
ORDINANCE 89-1928, ADJACENT TO THE ABOVE DESCRIBED PROPERTY, CITY AND COUNTY
OF DENVER, STATE OF COLORADO.
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SECTION 1.2 PUD-G11 GENERAL PURPOSE
The general purpose of PUD-G11 is to:

1.21

1.2.2

1.2.3

1.2.4

Accommodate the preservation and reuse of the unique El Jebel Shrine building, originally constructed
in 1930, and a historic focal point in the Berkeley/Regis statistical neighborhoods.

Accommodate the reuse and redevelopment of vacant lands surrounding the El Jebel Shrine building
with uses and building forms that, while compatible with the PUD district’s neighborhood context, also
take advantage of a unique infill development opportunity to introduce a variety of new housing types
for Denver residents.

Allow uses and building forms that contribute to the planned vision for preserving and enhancing the
quality of the existing stable residential areas to the north and east of the PUD district.

Creatively address PUD-G11’s unique location surrounded on several sides by a City and County of
Denver public golf course (Willis Case Golf Course).

SECTION 1.3 PUD-G11 SPECIFICINTENT
The specific intent of PUD-G11 is to:

1.31

1.3.2

1.3.3

2 of 29

Maintain and preserve the Existing El Jebel Shring Building, with particular emphasis on the southern
portion of the building that still retains original materials, tile work, finishes and decorative towers, by
providing standards and guidlines for preservation and limits on exterior alterations.

Facilitate the creative reuse of the Existing El Jebel Shrine Building for primary multi-unit dwelling use
by modifying building form standards to conform to the building’s existing height and bulk.

Facilitate the creative redevelopment of the vacant lands surrounding the El Jebel Shrine building
by allowing moderate densities of multi-unit residential land uses using primarily an urban “row
house” building form in Subarea A surrounding the existing structure and east to Vrain Street, and
transitioning to single-unit and two-unit dwelling land uses using modified “urban house” and
“duplex” building forms in Subareas B and C along Vrain Street east to Utica Street closest to the
existing, stable neighborhoods adjacent to the PUD district.
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1.34

1.3.5

1.3.6

PUD-G11

Establish additional building form standards that are compatible with an established Urban Edge
Neighborhood Context, including the anticipated reintroduction of rear alleys for primary vehicle
access in Subareas B and C and the reintroduction of Vrain Street as a public street.

Establish specific zone lot and building form standards that accommodate the unique location of
Subarea A adjacent to a public golf course, including orienting primary structures to take advantage of
views west and south toward the golf course and Rocky Mountains, allowing for limited vehicle access
from front private drives (rather than from the rear of structures), and providing adequate public
pedestrian connections to and through the PUD zone district.

Facilitate redevelopment of PUD-G11, which changes significantly in elevation across the site from
west to east, with an elevation gain of 36 feet from the west boundary to the east boundary of Subarea
A, and a further elevation gain of 20 feet from the east boundary of Subarea A to Utica Street (east
boundary of Subareas B and C). Accommodation for the substantial changes in slope within PUD-G11
is achieved primarily by modifying otherwise applicable rules of measurement for building height

in Subarea A, while more closely matching building height in Subareas B and C to existing building
heights in the adjacent E-SU-Dx zoned neighborhood.
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CHAPTER 2. NEIGHBORHOOD CONTEXT DESCRIPTION
SECTION 2.1 SUBAREA A

All development within PUD-G11, Subarea A, shall conform to the Denver Zoning Code, Division 5.1, Urban
Neighborhood Context Description, as amended from time to time.

SECTION 2.2 SUBAREAS B ANDC

All development within PUD-G11, Subareas B and C, shall conform to the Denver Zoning Code, Division 4.1,
Urban Edge Neighborhood Context Description, as amended from time to time.

40f29| PUD-G11
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CHAPTER 3. DISTRICTS

Development in this PUD-G11 by subarea shall conform to the Denver Zoning Code as follows:

SECTION 3.1 SUBAREA A

All development in Subarea A shall conform to the Denver Zoning Code, Division 5.2, Districts, as
specifically applicable to the U-RH-3A Zone District, except as modified in this PUD-G11 zone district,
and as amended from time to time.

SECTION 3.2 SUBAREAB
All development in Subarea B shall conform to the Denver Zoning Code, Division 4.2, Districts, as
specifically applicable to the E-SU-D1 Zone District, except as modified in this PUD-G11 zone district,
and as amended from time to time.

SECTION 3.3 SUBAREAC
All development in Subarea C shall conform to the Denver Zoning Code, Division 4.2, Districts, as
specifically applicable to the E-TU-C Zone District, except as modified in this PUD-G11 zone district,
and as amended from time to time.
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CHAPTER 4. DESIGN STANDARDS

Development in this PUD-G11 shall comply with the design standards in the Denver Zoning Code (“DZC"),
Division 5.3 or Division 4.3, as follows:

SECTION 4.1 SUBAREAA

Development in Subarea A shall comply with DZC, Division 5.3, Design Standards, as specifically applicable to
the U-RH-3A Zone District, as amended from time to time, with the following modifications and exceptions:

4.1.1 Existing El Jebel Shrine Building - Preservation and Allowed Exterior Alterations

A.

6 0f29 |

Intent

To maintain and preserve the original exterior design features and elements of the Existing El
Jebel Shrine Building existing at the time of this PUD approval, with particular emphasis on
maintaining and preserving the entire southern portion of the Existing El Jebel Shrine Building
as delineated in Attachment B to this PUD (“southern portion of the building”). Maintenance
and preservation is intended to be balanced with the desire to make reuse and rehabilitation of
the Existing El Jebel Shrine Building economically feasible. Accordingly, this Section 4.1.1 also
allows flexibility to make future alterations to exterior portions of the Existing El Jebel Shrine
Building that are sensitive to and compatible with the original 1930 building design.

Preservation and Exterior Alteration - General Standards and Limitations
The following standards shall apply to the entirety of the Existing El Jebel Shrine Building:

1. The exterior of the “Existing El Jebel Shrine Building,” as defined in Section 6.5 of this
PUD-G11, shall be reasonably maintained in good repair.

2. Existing exterior design features and elements original to the Existing El Jebel Shrine
Building’s construction in 1930 shall be preserved and maintained, except as otherwise
allowed in this Section 4.1.1.

3. Removal of materials, additions, enclosures or features not original to the Existing El
Jebel Shrine Building’s construction in 1930 is allowed, including reopening of original
enclosures and including but not limited to the removal of: (1) the metal canopy over
the building’s south entrance, (2) elevator shafts, (3) exterior stairs, (4) nonfunctioning
smoke stacks, and (5) the post-1930 addition on the building’s west side.

4.  Alterations allowed by this Section 4.1.1 to the exterior of the Existing El Jebel Shrine
Building, whether taken individually or cumulatively over any period of time, shall not
result in the “voluntary demolition” of the structure, or cause damage or alterations other
than those allowed by this Section 4.1.1. See DZ(C, Article 13, for definition of “voluntary
demolition.”

5.  All exterior alterations allowed under this Section 4.1.1 shall comply, to the maximum
extent feasible, with: (a) The Secretary of the Interior’s Standards for Rehabilitation, 36
C.ER. 67, as amended from time to time, and (b) The Secretary of the Interior’s Guidelines
for Rehabilitating Historic Buildings, as amended from time to time.

6. Staff shall use the original Bowman architectural drawings for the Existing El Jebel Build-
ing contained in Attachment C to this PUD to guide review for compliance with this Sec-
tion 4.1.1.

Preservation and Exterior Alterations - Southern Portion of the Building
In addition to the general standards in subsection 4.1.1.B, the following standards shall apply
only to the southern portion of the building:

1.  The exterior of the southern portion of the building shall be preserved to ensure long-
term preservation of original design features and elements, including original materials
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and finishes, exterior walls, roofing structure and cladding, windows, decorative towers,
tile work, architectural details and applied ornamentation.

2. Notwithstanding Section 4.1.2 of this PUD, building additions to or expansions of the
southern portion of the building are prohibited.

3. Landscape and flatwork improvements as well as minor exterior alterations (e.g., addi-
tion of new balconies) to the southern portion of the building are allowed only if staff
finds such improvements or alterations meet the general standards and limitations in
subsection 4.1.1.B above.

4. Exterior alterations necessary to provide ADA access or to meet the Denver Building Code
or other city requirements may be allowed to the southern portion of the building pro-
vided the applicant demonstrates these alterations cannot reasonably be made to parts of
the building other than the southern portion of the building.

D. Allowed & Prohibited Alterations to Other Portions of the Existing El Jebel Shrine
Building
In addition to the general standards in subsection 4.1.1.B, the following standards shall apply to
the Existing El Jebel Shrine Buildng other than the southern portion of the building:

1. Building additions to or expansions to the Existing El Jebel Shrine Building, not including
the sourthern portion of the building, are allowed only if such additions/expansions do
not contain dwelling units.

2. Exterior alterations to the Existing El Jebel Shrine Building, not including the southern
portion of the building, shall be allowed only to those parts of the building that have been
substantially altered since the building’s original construction in 1930, except as other-
wise allowed in this Section 4.1.1. Alterations that may be allowed include, but are not
limited to: (i) the addition of new window and door openings; (ii) the addition of unen-
closed balconies; and (iii) the addition of new vehicle access doors.

3. Staff shall determine compliance with this standard by comparing the proposed alterna-
tion to the original Bowman architectural drawings in Attachment C to this PUD-G11.

4.1.2 Primary Building Form Standards
Development in Subarea A shall comply with DZC, Division 5.3.3, Primary Building Form Standards,
as specifically applicable to the U-RH-3A Zone District, as amended from time to time, with the
following modifications and exceptions:

A. Primary Building Form Standards Applicable to the Existing El Jebel Shrine Building and
Future Building Expansions/Additions
Instead of the primary building form standards in the DZC, Section 5.3.3, only the following
building form standards shall apply to the Existing El Jebel Shrine Building, including future
additions or expansions of such building: (See Section 6.5 of this PUD-G11 zone district for
definition of “Existing El Jebel Shrine Building”):

1. Building Form Standards Applicable to Existing El Jebel Shrine Building
a. Building Height (max): 65 feet.
b.  Setback from All Zone Lot Lines (minimum): 10 feet.

C. Uses: All primary, temporary, accessory, and interim uses allowed in Subarea A by
this PUD-G11, Chapter 5.

d. Surface Parking between Existing El Jebel Shrine Building and Zone Lot Line
Abutting West 50th Avenue: Not allowed, except for surface parking spaces needed
to comply with the minimum requirement for accessible spaces under DZC, Section
10.4.4.3, Accessible Parking Spaces. Such accessible parking spaces shall be re-
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2.

quired to serve primary uses established inside the Existing El Jebel Shrine Building
only.

Building Form Standards Applicable to Expansions/Additions to the Existing El Jebel

Shrine Building

Any development that adds to or expands the Building Coverage of the Existing El Jebel
Shrine Building shall comply with the following building form standards (See Section 6.5
of this PUD-G11 for the existing amount of Building Coverage).

a. Building Height (max): 3 stories and 40 feet.

b Setback from All Zone Lot Lines (minimum): 10 feet.
C. Pedestrian Access: Entrance required.
d

Surface Parking between building expansions/additions and Zone Lot Line Abut-
ting West 50th Avenue: Not Allowed, except for surface parking spaces needed to
comply with the minimum requirement for accessible spaces under DZC, Section
10.4.4.3, Accessible Parking Spaces. Such accessible parking spaces shall be re-
quired to serve primary uses established inside the Existing El Jebel Shrine Building
and in any additions/expansion to the Existing El Jebel Shrine Building.

e.  Vehicle Access to Private Garages: Vehicle access to one or more parking spaces
contained in a private garage associated with an individual dwelling unit (whether
attached or detached) shall be taken only from an alley or private drive and not
from Vrain Street or West 50th Street as those streets are labeled and shown in
Figure 1-1.

f. Uses in an Expansion/Addition to the Existing El Jebel Shrine Building:

i. Primary uses are limited to Residential primary uses only allowed in Subarea
A of this PUD-G11 by Chapter 5.

ii.  Accessory uses are limited to those allowed in Subarea A by this PUD-G11,
Chapter 5, except that “Limited Commercial Sales, Services Accessory to
Multi-Unit Dwelling Use” are prohibited.

B. Primary Building Form Standards Applicable to All Other Development in Subarea A

1.

Applicability
This Section 4.1.1.B shall apply to development in Subarea A not otherwise subject to the
primary building form standards in Section 4.1.1.A. above.

Primary Building Form Standards
Instead of the primary building form standards allowed in DZC, Section 5.3.3, only the
“PUD-G11-Subarea A Primary Building Form” standards set forth below shall apply:

PUD-G11
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PUD-G11 - SUBAREA “A” PRIMARY BUILDING FORM STANDARDS
*APPLICABLE ONLY TO DEVELOPMENT SUBJECT TO SECTION 4.1.1.B. ABOVE

HEIGHT

Stories (max)

PUD-G11
Subarea A*

3

Feet (max) 35’ except portions of primary building under a Pitched Roof may be 40’ [Note 2]

Side Wall Height (max) 35’
PUD-G11

SITING Subarea A*

ZONE LOT

Zone Lot Size (min/max) 6,000 ft>/ na

Zone Lot Width (min) 50’

Dwelling Units per Primary Residential Struc- )

ture (max)

SETBACKS

Primary Street (min) 5’

Side Street (min) 5

Side Interior (min) 5’

Rear (min) 10’

PARKING

Surface Parking between building(s) and Not Allowed

Zone Lot Lines Abutting Vrain Street and
West 50th Avenue [Note 1]

Vehicle Access to Private Garages

Vehicle access to one or more parking spaces contained in a private garage
associated with an individual dwelling unit (whether the garage is attached or
detached) shall be taken only from an alley or private drive, and not from Vrain

Street or West 50th Avenue.

PUD-G11
DESIGN ELEMENTS Subarea A*
BUILDING CONFIGURATION
Upper Story Stepback, Above 25 Primary ,
: 10
Street (min)
Attached Garage doors facing Zone Lot Lines Not Allowed

Abutting Vrain Street and West 50th Avenue

GROUND STORY ACTIVATION

Pedestrian Access

(1) Each dwelling unit shall have an Entrance facing a private drive, Vrain Street,
or West 50th Avenue; or
(2) Only for multi-unit structures abutting an internal Garden Court, one dwell-
ing unit shall have an Entrance facing Vrain Street, West 50th Avenue, or a pri-
vate drive, and all other dwelling units shall have an Entrance facing the Garden
Court. See PUD-G11, Section 4.1.3, for
“Garden Court” minimum requirements.

(3) Arequired Entrance shall be located on a primary building facade either: (a)
facing the streets/drives specified in (1) above, or (b) facing the Garden Court
specified in (2). DZC Section 13.1.6.2.B.3.d. shall apply only to allow a Door
or Corner Entrance, but all other types of Entrance described in DZC Section
13.1.6.2.B.3 are prohibited.

USES

PUD-G11
Subarea A*

All Uses Allowed in PUD-G11. See PUD-G11, Chapter 5

Notes to Above Table:

1. Vrain Street and West 50th Avenue are labeled and shown in Figure 1-1.
2. See DZC, Sections 5.3.5 - 5.3.7 for Supplemental Design Standards, Design Standard Alternatives and Design Standard Exceptions, except as modified

in this PUD-G11, Section 4.1.4 below.
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4.1.3 Detached Accessory Building Form Standards
Development in Subarea A shall comply with DZC, Section 5.3.4, Detached Accessory Building Form
Standards, as specifically applicable to the U-RH-3A Zone District, as amended from time to time.

4.1.4 Supplemental Design Standards, Alternatives, and Design Standard Exceptions
Development in Subarea A shall comply with DZC, Sections 5.3.5 through 5.3.7, regarding
Supplemental Design Standards, Design Standard Alternatives, and Design Standard Exceptions, as
specifically applicable to the U-RH-3A Zone District, as amended from time to time, with the following
modifications and exceptions:

A. Modifications & Exceptions to Supplemental Design Standards
Development in Subarea A shall comply with the Denver Zoning Code, Section 5.3.5,
Supplemental Design Standards, with the following modifications and exceptions:

1. Rooftop and/or Second-Story Decks (DZC, Section 5.3.5.1)
Rooftop and/or second-story decks shall be allowed without limitation in Subarea A of
PUD-G11.

2. Garden Court (DZC, Section 5.3.5.2)
Instead of the Garden Court standards in DZC, Section 5.3.5.2, the following standards
shall apply to a Garden Court in Subarea A of PUD-G11:

a. A “Garden Court” shall mean a landscaped area open to the sky on which perma-
nent structures are prohibited and through which vehicle access is prohibited.

b.  Ataminimum, a Garden Court shall comply with the following design standards:

i. Primary buildings containing primary uses allowed in PUD-G11 shall abut the
Garden Court on at least 2 sides.

ii. ~ The Garden Court shall be visible and physically accessible to pedestrians
from all abutting Primary Street zone lot lines and from walkways provided
on internal private drives. Pedestrian access may be secured for private use.

iii. = Pedestrian-scaled Full Cutoff Lighting Fixtures shall be provided within the
Garden Court for security and safety. See DZC, Division 13.3, for definition of
“Full Cutoff Lighting Fixture.”

iv. All Garden Courts shall be considered “open areas” subject to minimum land-
scaping requirements in the DZC, Article 10, Section 10.5.4.2, Site Landscap-
ing Standards-Group 1.

c. Toensure resident and guest safety and security within the Garden Court, primary
buildings and individual dwelling units abutting a Garden Court are strongly
encouraged to include windows on those facades facing the Garden Court.

B. Moadifications to Design Standard Exceptions
Development in Subarea A shall comply with the DZC, Section 5.3.7, Design Standards
Exceptions, applicable to the U-RH-3A zone district and Row House building form, with the
following modification:

1. Height Exceptions (DZC, Section 5.3.7.1)
The height exceptions in DZC, Section 5.3.7.1, shall apply in Subarea A of PUD-G11 with
the following additional limitation:

a. Development of a building with a Pitched Roof that takes advantage of the maxi-
mum allowed height of 40 feet (per Section 4.1.2.B of this PUD-G11) may apply one
or more height exceptions allowed in DZC, Section 5.3.7.1, except that such height
exceptions shall be measured from an allowed height of 35 feet and not 40 feet.
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2.  Setback Permitted Encroachments (DZC, Section 5.3.7.4)
The setback encroachments in DZC, Section 5.3.7.4, shall apply in Subarea A of PUD-G11
with the following additional limitation and allowance:
a. Encroachments of any kind are prohibited into a required Primary Street Setback.

b.  Surface parking visibly signed and used for guest parking only shall be allowed to
encroach “any distance” into the required minimum Side Interior Setback abutting
the northern most property line of Subarea A. This allowed setback encroachment
shall contain not more than 8 guest parking spaces.

SECTION 4.2 SUBAREA B
Development in Subarea B shall comply with DZC, Division 4.3, Design Standards, as specifically applicable to
the E-SU-D1 Zone District, as amended from time to time, with the following modifications:

4.2.1 Exceptions to the Urban House Form
The Urban House building form, set forth in DZC, Section 4.3.3.4.B,, shall apply in Subarea B with the
following modifications and exceptions:

A. The minimum zone lot width shall be 45 feet.
B. Primary Street Setback:

1.  For zone lots where the zone lot line abutting Utica Street is the Primary Street zone lot
line, a block sensitive Primary Street Setback shall apply.

2. For zone lots where the zone lot line abutting Vrain Street is the Primary Street zone lot
line, a Block Sensitive Primary Street Setback shall not be required. Instead, the mini-
mum Primary Street Setback shall be 20 feet.

C. Vehicle access shall be from an alley, regardless whether the alley is public right-of-way or
privately owned and maintained. Vehicle access directly to a zone lot from Vrain Street or Utica
Street is prohibited.

D. Building Configuration - Required Roof Form: All primary buildings in Subarea B shall have
a Pitched Roof. See Section 6.5.3 of this PUD-G11 for definition of “Pitched Roof”

4.2.2 Modifications to the Detached Accessory Building Form Standards
The Detached Accessory Building form standards for the Detached Accessory Dwelling Unit form, the
Detached Garage form, and the Other Detached Accessory Structures form, set forth in DZC, Section
4.3.4, shall apply in Subarea B with the following modification:

A. Prohibited Location
The Detached Accessory Unit building form is prohibited on any zone lot that is 45 feet or less
distance from the northern boundary of Subarea B.

SECTION 4.3 SUBAREAC
Development in Subarea C shall comply with DZC, Division 4.3, Design Standards, as specifically applicable to
the E-TU-C Zone District, as amended from time to time, with the following modifications:

4.3.1 Modifications to the Urban House Form
The Urban House building form, set forth in DZC, Section 4.3.3.4.B., shall apply in Subarea C with the

following modifications:
A. Maximum building height, in front 65% of zone lot, in feet and stories, shall be:
1. 30 feet, except portions of the building under a Pitched Roof may be 38 feet; and

2. 2.5 stories.

PUD-G11 | 11 of 29

January 22,2015



PUD-G11

Maximum side wall height: 30 feet. See rule of measurement in Section 6.5.1 of this PUD-
G11.

A block sensitive Primary Street setback shall not be required. Instead, the minimum Primary
Street setback shall be 20 feet.

Vehicle access shall be from an alley, regardless whether the alley is public right-of-way or
privately owned and maintained. Vehicle access directly to a zone lot from Vrain Street, Utica
Street, or West 50th Avenue is prohibited.

A required Entry Feature is limited to one of the following types:
1. Door facing the Primary Street zone lot line,

2 Front Porch,

3. Front Stoop, or
4

Corner Entrance as described in DZC, Section 13.1.6.2.B.3.d.iii.

4.3.2 Modifications to the Duplex Form
The Duplex building form, set forth in DZC, Section 4.3.3.4.C,, shall apply in Subarea C with the
following modifications:

A.

Maximum building height, in front 65% of zone lot, in feet and stories, shall be either:
1. 30 feet, except portions of the building under a Pitched Roof may be 38 feet; and
2. 2.5 stories.

Maximum side wall height: 30 feet. See rule of measurement in Section 6.5.1 of this PUD-
G11.

A block sensitive Primary Street setback shall not be required. Instead, the minimum primary
street setback shall be 20 feet.

Vehicle access shall be from an alley, regardless whether the alley is public right-of-way or
privately owned and maintained. Vehicle access directly to a zone lot from West 50th Avenue,
Vrain Street, or Utica Street is prohibited.

A required Entry Feature is limited to one of the following types:
1. Door facing the Primary Street zone lot line,

2 Front Porch,

3. Front Stoop, or
4

Corner Entrance as described in DZC, Section 13.1.6.2.B.3.d.iii.

4.3.3 Modifications to Design Standard Exceptions
Development in Subarea C shall comply with the DZC, Section 4.3.7, Design Standards Exceptions,
applicable to the E-TU-C zone district and Duplex building form, with the following modification:
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A. Height Exceptions (DZC, Section 4.3.7.1)
The height exceptions in DZC, Section 4.3.7.1, shall apply in Subarea C of PUD-G11 with the

following additional limitation:

1. Development of a building with a Pitched Roof that takes advantage of the maximum al-
lowed height of 38 feet (per Sections 4.3.1.A or 4.3.2.A of this PUD-G11) may apply one or
more height exceptions allowed in DZC, Section 4.3.7.1, except that such height exceptions
shall be measured from an allowed height of 30 feet and not 38 feet.

SECTION 4.4 PUBLIC ACCESS EASEMENTS REQUIRED

Public access easements, as approved by the City, shall be recorded on all private drives or private alleys
providing primary vehicle access to dwelling units within Subareas A, B, and C. Such public access easements
relevant to all or a portion of PUD-G11 included in one or more Site Development Plan shall be recorded at
any time prior to or concurrent with recording the final approved Site Development Plan.
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CHAPTER 5. USES AND REQUIRED MINIMUM PARKING

SECTION 5.1 USES
5.1.1 Subarea A - Uses Allowed

Primary, accessory and temporary uses allowed in Subarea A of PUD-G11 shall be those same uses
allowed in the U-RH-3A Zone District, as stated in the DZC, Division 5.4, Uses and Required Minimum
Parking, as amended from time to time, with the addition of the following accessory use, which shall
be allowed:

A.

Limited Commercial Sales, Services Accessory to Multi-Unit Dwelling Use, as defined in the
DZC, Section 11.12.7.4, provided the use complies with the following::

1. The accessory use shall comply with the applicable limitations in DZC, Sections 11.7 and
11.8.7, as amended from time to time.

2. Azoning permit is required to establish this accessory use.

3. An “Outdoor Eating and Serving Area” is allowed as common, customary and incidental
to an allowed Limited Commercial Sales, Services Accessory to Multi-Unit Dwelling Use,
provided the Outdoor Eating and Serving Area complies with all limitations and zoning
review procedures applicable to such accessory use in the U-MX-2 zone district.

5.1.2 Subarea A - Additional Interim Uses Allowed

A.

Intent

These provisions are intended to allow a limited number of additional primary uses to continue
to operate only in the Existing El Jebel Shrine Building for up to two years after the effective
date of this PUD-G11 zone district.

Additional Interim Primary Uses Allowed
Subject to this Section 5.1.2, the following additional primary uses shall be allowed only within
the Existing El Jebel Shrine Building:

1. Conference Center/Event Center, a specific type of Indoor Arts, Recreation, and Enter-
tainment primary use, defined in the DZC, Section 11.12.4.2.B.1.], as amended from time
to time.

Additional Interim Accessory Uses Allowed

1.  Accessory uses common, customary, and incidental to the interim primary uses allowed
in this Section 5.1.2 are allowed without a zoning permit, except that:

a. All such accessory uses, other than accessory parking, shall be established, oper-
ated, and maintained within a completely enclosed structure.

2. Accessory parking required or provided to serve an interim primary use allowed by this
Section 5.1.2 may be located either within Subarea A or within Subareas B or C, subject to
the expiration of such right stated in Subsection 5.1.2.D below.

Expiration of Right to Continue Interim Uses
All primary and accessory uses allowed under this Section 5.1.2 shall not continue indefinitely,
but shall instead automatically lapse by operation of law on January 22, 2017.

5.1.3 Subarea B - Uses Allowed
Primary, accessory and temporary uses allowed in Subarea B of PUD-G11 shall be those same uses
allowed in the E-SU-D1 Zone District, as stated in the Denver Zoning Code, Division 4.4, Uses and
Required Minimum Parking, as amended from time to time, except for the following exception:
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A. Prohibited Location
The Detached Accessory Dwelling Unit accessory use is prohibited on any zone lot that is 45
feet or less distance from the northern boundary of Subarea B.

5.1.4 Subarea C - Uses Allowed
Primary, accessory and temporary uses allowed in Subarea C of PUD-G11 shall be those same uses
allowed in the E-TU-C Zone District, as stated in the Denver Zoning Code, Division 4.4, Uses and
Required Minimum Parking, as amended from time to time.

SECTION 5.2 REQUIRED MINIMUM PARKING

5.2.1 Subarea A
All new uses established in Subarea A of this PUD-G11 shall comply with the Denver Zoning Code,
Division 5.4, Uses and Required Minimum Parking, as amended from time to time, as specifically
applicable to uses allowed in the U-RH-3A zone district, except that no minimum parking is required

for an accessory Limited Commercial Sales, Services use allowed under Section 5.1.1.A of this
PUD-G11.

5.2.2 Subarea B
All new uses established in Subarea B of this PUD-G11 shall comply with the Denver Zoning Code,
Division 4.4, Uses and Required Minimum Parking, as amended from time to time, as specifically
applicable to uses allowed in the E-SU-D1 zone district.

5.2.3 Subarea C
All new uses established in Subarea C of this PUD-G11 shall comply with the Denver Zoning Code,
Division 4.4, Uses and Required Minimum Parking, as amended from time to time, as specifically
applicable to uses allowed in the E-TU-C zone district.
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CHAPTER 6. ADDITIONAL STANDARDS

SECTION 6.1 ARTICLES 1 AND 2 OF THE DENVER ZONING CODE
6.1.1 Applicability

Development in this PUD-G11 shall conform to Article 1, General Provisions, and Article 2, Using the
Code, of the Denver Zoning Code, as amended from time to time.

SECTION 6.2 ARTICLE 10 OF THE DENVER ZONING CODE

6.2.1 General Applicability - Subarea A
Development in Subarea A of this PUD-G11 shall comply with the Denver Zoning, Code Article 10,
General Design Standards, as specifically applicable to the U-RH-3A Zone District, as amended from
time to time, and except as otherwise modified in this PUD-G11.

6.2.2 General Applicability - Subarea B
Development in Subarea B of this PUD-G11 shall comply with the Denver Zoning, Code Article 10,
General Design Standards, as specifically applicable to the E-SU-D1 Zone District, as amended from
time to time, and except as otherwise modified in this PUD-G11.

6.2.3 General Applicability - Subarea C
Development in Subarea C of this PUD-G11 shall comply with the Denver Zoning, Code Article 10,
General Design Standards, as specifically applicable to the E-TU-C Zone District, as amended from
time to time, and except as otherwise modified in this PUD-G11.

6.2.4 Parking and Loading Standards - Subarea A
Primary uses established in Subarea A of this PUD-G11 shall comply with the Denver Zoning Code,
Division 10.4, Parking and Loading, as amended from time to time, with the following modifications:

A. Except as otherwise allowed in Section 5.1.2 for interim primary uses, primary uses established
in Subarea A of this PUD-G11 shall locate all required and provided accessory parking and load-
ing spaces entirely within Subarea A.

B. Except as otherwise allowed in Section 5.1.2 for interim uses, off-site vehicle parking serving
a primary use located in Subarea A, as provided in the Denver Zoning Code, Section 10.4.4.5, is
prohibited in this PUD-G11.

6.2.5 Landscaping, Fences, Walls and Screening
Development in all subareas of this PUD-G11 shall comply with the Denver Zoning Code, Division
10.5, Landscaping, Fences, Walls and Screening, as amended from time to time, with the following
modifications:

A. Landscaping Standards - Subarea B

1. Intent
The intent of these Subarea B supplemental landscape standards is to screen the view of
rear garage structures in Subarea C from the adjacent public right-of-way.

2.  Applicability
This Section 6.2.5.A’'s landscaping standards shall apply in Subarea B only to zone lots
abutting a public alley.

3. Landscaping Required for Side Interior Setback Area

a. At a minimum, landscaping shall be required in that portion of the 5-foot minimum
Side Interior Setback area within the Primary Street setback area. See Figure 6-1A
below.
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A minimum of 50% of the applicable Side Interior Setback area shall be landscaped
with live planting material and the remaining 50% shall be landscaped with either

live or non-live landscaping material, according to DZC, Section 10.5.4.6, Landscap-
ing Material Standards.

B. Landscaping Standards - Subarea C

1.

Intent
The intent of these Subarea C supplemental landscape standards is to screen the view of
rear garage structures in Subarea C from the adjacent public right-of-way.

Applicability
This Section 6.2.5.B’s landscaping standards shall apply in Subarea C only to zone lots

with:
a.
b.

A Side Street zone lot line, and

Either a Detached Garage structure or a garage (with vehicle access doors) attached
to the Primary Building, and

Where a fence/wall is not provided under the provisions in Section 6.2.5.D. of this
PUD-G11.

Landscaping Required for Side Street Setback Area

a.

At a minimum, landscaping shall be required in that portion of the 5-foot minimum
Side Street Setback area abutting the wall of the Detached Garage structure or the
wall of the attached garage portion of the Primary Building, when such wall is par-
allel to the Side Street zone lot line. See Figure 6-1A below.

A minimum of 50% of the applicable Side Street Setback area shall be landscaped
with live planting material and the remaining 50% shall be landscaped with either
live or non-live landscaping material, according to DZC, Section 10.5.4.6, Landscap-
ing Material Standards, except that private walkways within the Side Street setback
area may be considred “non-live landscaping material.”

Subarea B

Figure 6.4-1A

Subarea C
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C. Fence and Wall Standards - Subarea A

1.

Applicability

In Subarea A of PUD-G11, the fence and wall standards in this Subsection 6.2.5.C shall
supplement the fence and wall standards in DZC, Section 10.5.5 (Fences and Walls) and
shall apply in case of any conflict with a fence/wall standards in DZC, Section 10.5.5. The
specific fence and wall standards in this Subsection 6.2.5.C shall apply to fences and walls
constructed:

a. On a Primary Street zone lot line,
b. On a zone lot line abutting the City of Denver golf course, or
C. Between a building and a zone lot line abutting the City of Denver golf course.

Subarea A Fence and Wall Standards

a. Fencing and walls shall be minimized in PUD-G11 where they are adjacent to a City
of Denver public golf course.

b. The fence or wall shall be a minimum of 75% open over the entire area of the sub-
ject fence or wall (e.g., a split-rail fence).

C. Maximum fence or wall height shall be 4 feet, except where City ordinances specifi-
cally require a taller height.

d. The fence or wall shall be constructed of the following quality materials:
L. Masonry,
ii. Wood, and/or

iii. ~ Wroughtiron or metal bars not exceeding 1.5 inches in diameter.

D. Fence and Wall Standards - Subarea C

1.

Applicability

In Subarea C of PUD-G11, the fence and wall standards in this Subsection 6.2.5. D shall
supplement the fence and wall standards in DZC, Section 10.5.5 (Fences and Walls) and
shall apply in case of any conflict with a fence/wall standards in DZC, Section 10.5.5.

Subarea C Fence and Wall Standards

a. The fence or wall shall be constructed of the following quality materials:
I. Masonry,
ii. Wood, and/or
iii. ~ Wrought iron or metal bars not exceeding 1.5 inches in diameter.

b.  All fences and walls constructed on or adjacent to a Side Street Zone Lot Line or Pri-
mary Street Zone Lot Line shall be combined with live landscaping material planted
between the fence or wall and the subject zone lot line. The live landscaping area
shall be a minimum of 3 feet wide and planted with sufficient trees, native grasses,
shrubs, or any combination thereof, to achieve live landscaping coverage of 60% at
plant maturity. See also DZC, Section 10.5.4.6 for minimum landscaping material
standards.
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E. Modified Standards Not Applicable to Retaining Walls
The fence and wall standards in this Section 6.2.5 shall not apply to Retaining Walls, as defined
in the Denver Zoning Code, Article 13. Retaining walls in PUD-G11 shall comply with the
general standards in the Denver Zoning Code, Section 10.5.6, Retaining Walls.

SECTION 6.3 ARTICLE 11 OF THE DENVER ZONING CODE

6.3.1 Applicability - Subarea A
Development in Subarea A of this PUD-G11 11 shall comply with the Denver Zoning Code, Article 11,
Use Limitations and Definitions, as specifically applicable to the U-RH-3A Zone District, as amended
from time to time, and except as otherwise modified in this PUD-G11.

6.3.2 Applicability - Subarea B
Development in Subarea B of this PUD-G11 11 shall comply with the Denver Zoning Code, Article 11,
Use Limitations and Definitions, as specifically applicable to the E-SU-D1 Zone District, as amended
from time to time, and except as otherwise modified in this PUD-G11.

6.3.3 Applicability - Subarea C
Development in Subarea C of this PUD-G11 11 shall comply with the Denver Zoning Code, Article 11,
Use Limitations and Definitions, as specifically applicable to the E-TU-C Zone District, as amended
from time to time, and except as otherwise modified in this PUD-G11.

SECTION 6.4 ARTICLE 12 OF THE DENVER ZONING CODE

6.4.1 Applicability
All development in this PUD-G11 shall comply with the Denver Zoning Code, Article 12, Zoning
Procedures & Enforcement, as amended from time to time, with the following additional allowance:

A. Official Map Amendment
The zoning procedure for an Official Map Amendment in the Denver Zoning Code, Section
12.4.10 shall apply, except that this PUD-G11 may be amended by subarea, platted lots, or
metes and bounds parcels, as allowed in the Denver Zoning Code, Section 9.6.1.4, Amendment
to Approved PUD District Plans.

SECTION 6.5 ARTICLE 13 OF THE DENVER ZONING CODE

6.5.1 Rules of Measurement - Applicability
Development in this PUD-G11 shall comply with the Denver Zoning Code, Article 13, Division
13.1, Rules of Measurement, as amended from time to time, with the following modifications and
exceptions:

A. Subarea A - Rules of Measurement
Development in Subarea A of PUD-G11 shall comply with the Denver Zoning Code, Division
13.1, Rules of Measurement, as applicable to a Residential Zone District and the U-RH-3A zone
district, with the following modifications:

1. Height - Building Specific Base Plane Measurement Allowed
Development in Subarea A of PUD-G11 shall comply with the Denver Zoning Code, Section
13.1.2, Height for All SU-, TU-, TH-, RH-, E-MU-2.5, MU-3, and RO-3 Zone Districts, as
applicable to the U-RH-3A zone district, except that development in Subarea A may also
use the following “PUD-G11 Building Specific Base Plane” rule of measurement:
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Intent

A building-specific base plane is allowed only in Subarea A to accommodate the
substantial change in elevation within the subarea, such that all similar residential
buildings in Subarea A could have the same finished floor elevation.

Applicability

In Subarea A, the PUD-G11 Building Specific Base Plane rule of height measurement
may be used only for development of multiple primary buildings on a single zone
lot that is 18,000 square feet or more in gross land area.

PUD-G11 Building Specific Base Plane Rule
The PUD-G11 Building Specific Base Plane shall be a horizontal plane established at
the average elevation of finished grade measured at the corners of each building.

2.  Height - Side Wall Height Rule of Measurement
Side wall height shall be measured as stated in DZC, Section 13.1.4.3, Side Wall Height.

3. Determination of Primary Street Zone Lot Line, Side Street Zone Lot Line and Side
Interior Zone Lot Line
Determination of zone lot lines provide a reference of measurement for standards related
to building form and building placement, as referenced in Chapter 4 of this PUD-G11.
The following zone lot line determinations shall apply to development in Subarea A of
PUD-G11 without resort to the standards and criteria in the Denver Zoning Code, Section
13.1.5.2. Administrative adjustments or variances to this subsection’s determinations of
zone lot lines in Subarea A are not allowed.

a.

The west zone lot line abutting the City of Denver public golf course (“R” on Figure
6-1 below) is designated a Rear zone lot line.

The south zone lot line abutting the City of Denver public golf course and West 50th
Avenue (“SI” on Figure 6-1 below) is designated a Side Interior zone lot line.

The east zone lot line abutting Vrain Street (“P” on Figure 6-1 below) is designated
a Primary Street zone lot line.

The north zone lot line abutting the City of Denver public golf course (“SI” on Figure
6-1 below) is designated a Side Interior zone lot line.

PUD-G11
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B. Subarea B - Rules of Measurement
Development in Subarea B of PUD-G11 shall comply with the Denver Zoning Code, Division
13.1, Rules of Measurement, as applicable to a Residential Zone District and the E-SU-D1 zone
district, with the following exceptions and modifications:

1. Determination of Primary Street Zone Lot Line, Side Street Zone Lot Line and Side
Interior Zone Lot Line
Determination of zone lot lines provide a reference of measurement for standards related
to building form and building placement, as referenced in Chapter 4 of this PUD-G11.
The following zone lot line determinations shall apply to development in Subarea B of
PUD-G11 without resort to the standards and criteria in the Denver Zoning Code, Section
13.1.5.2. Administrative adjustments or variances to this subsection’s determinations of
zone lot lines in Subarea B are not allowed.

a. A zone lot line abutting either Vrain Street or Utica Street is designated a Primary
Street zone lot line. (“P” on Figure 6-2 below.)

b. A zone lot line opposite to a Primary zone lot line and not also designated a Pri-
mary Street Zone Lot line shall be a Rear zone lot line. (“R” on Figure 6-2 below.)

C. All other zone lot lines shall be Side Interior zone lot lines. (“SI” on Figure 6-2
below.)

C. Subarea C - Rules of Measurement
Development in Subarea C of PUD-G11 shall comply with the Denver Zoning Code, Division
13.1, Rules of Measurement, as applicable to a Residential Zone District and the E-TU-C zone
district, with the following exceptions and modifications:

1. Height - Side Wall Height Rule of Measurement
Side wall height shall be measured as stated in DZC, Section 13.1.4.3, Side Wall Height.
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2. Determination of Primary Street Zone Lot Line, Side Street Zone Lot Line and Side
Interior Zone Lot Line
Determination of zone lot lines provide a reference of measurement for standards related
to building form and building placement, as referenced in Chapter 4 of this PUD-G11.
The following zone lot line determinations shall apply to development in Subarea C of
PUD-G11 without resort to the standards and criteria in the Denver Zoning Code, Section
13.1.5.2. Administrative adjustments or variances to this subsection’s determinations of
zone lot lines in Subarea C are not allowed.

a.  Azonelotline abutting West 50th Avenue is designated a Primary Street Zone Lot
line. (“P” on Figure 6-3 below.)

b.  Azonelotline abutting Vrain Street or Utica Street is designated a Side Street zone
lotline. (“S” on Figure 6-3 below.)

C. A zone lot line opposite to a Primary Street zone lot line is a Rear zone lot line. (“R”
on Figure 6-3 below.)

d.  All other zone lot lines shall be Side Interior zone lot lines. (“SI” on Figure 6-3
below.)

6.5.2 Rules of Interpretation
The Rules of Interpretation in Article 13, Division 13.2, shall apply as amended from time to time.

6.5.3 Definitions
The Definitions of Words, Terms and Phrases in Article 13, Division 13.3, shall apply, as amended
from time to time, and with the following modifications and additions:

A. This PUD-G11 zone district shall be considered a “Residential Zone District,” as defined in
Article 13, Division 13.3, as amended from time to time.

B. The “Existing El Jebel Shrine Building” shall mean the existing structure identified as the “3
story stucco building” with a Building Coverage of 25,439 square feet, shown in the Alta/ACSM
Land Title Survey dated December 20, 2013, and included as part of this PUD-G11 as Attach-
ment A.

22 0f29 | PUD-G11
January 22, 2015



PUD-G11

C. “Pitched Roof” shall mean a two-sided sloped roof having a gable or pitch at both ends with a
minimum pitch of 4:12. See Figure 6-4 below.

Figure 6.4
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ATTACHMENT A:
ALTA/ACSM LAND TITLE SURVEY
DECEMBER 20, 2103
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ATTACHMENT B:
SOUTHERN PORTION OF BUILDING
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ATTACHMENT C:

ORIGINAL BOWMAN ARCHITECTURAL/
BUILDING PLANS FOR THE EXISTING
EL JEBEL SHRINE BUILDING

(DATED 1928)
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