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TO:  City Council  
FROM: David Gaspers, Senior City Planner 
DATE:  April 29, 2014 
RE: Official Zoning Map Amendment Application #2013I-00054 
 12 South Garfield 

 Rezoning from Planned Unit Development #583 to G-RH-3 
 
Staff Report and Recommendation 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval for Application 
#2013I-00054 for a rezoning from PUD #583 to G-RH-3. 
 
Request for Rezoning 
Application:     #2013I-0054 
Address:    12 South Garfield Street 
Neighborhood/Council District: Cherry Creek  
RNOs: Cherry Creek East Association, Harman Neighborhood 

Association, Inc., Cherry Creek Steering Committee, Denver 
Neighborhood Association, Inc., Inter-Neighborhood 
Cooperation 

Area of Property:   12,512.5 square feet 
Current Zoning: PUD #583 
Proposed Zoning:   G-RH-3 
Property Owner(s):   MAG Builders, INC 
Owner Representative:   Kim Moylen 
 
Summary of Rezoning Request 
 

• The applicant proposes changing the zoning to G-RH-3 in order to permit development of two 
(2) two-family units on the property. 

• The property is currently a vacant corner lot bounded by Ellsworth Avenue to the north and 
Garfield Street to the west.  Row houses found to the north, south, and west, and single-family 
homes to the east. 

• The property is currently zoned PUD 583, which allows a four (4) unit multi-family structure and 
includes specific site plan and design elements.   

• The requested zone district title, G-RH-3, is defined as the General Urban Neighborhood Context 
– Row House that allows buildings up to three (3) stories.  The General Urban Neighborhood 
Context is characterized by multi-unit residential uses in a variety of building 
forms. Single-unit and two-unit residential uses are also found in a mix of residential forms. Low-
scale commercial areas are embedded within residential areas.  Further details of the zone 
districts can be found in Article 6 of the Denver Zoning Code (DZC). 
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Existing Context  
The property is currently a vacant lot at the corner of Ellsworth Avenue and South Garfield Street in 
Cherry Creek.  The property has multi-unit row houses to the north, south and west.  Across the alley 
and east of the property are two single-family homes.  An additional single-family residence is north-
west of the property, across the Ellsworth and Garfield intersection. 
 
The following table summarizes the existing context proximate to the subject site:  
 
 
 Existing Zoning Existing Land Use Existing Building 

Form/Scale 
Existing Block, Lot, 
Street Pattern 

Site PUD 583 Vacant N/A Typical Denver City 
street grid.  Property is 
currently accessible 
from a rear alley.   

North PUD Multi-unit homes  2 ½ story buildings 

South PUD Multi-unit homes 2- story buildings 

East PUD Multi-unit homes 2 story  buildings 

West PUD Multi-unit homes 3 story buildings 

 
1. Existing Land Use Map  
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2. Existing Zoning  
 

 
 

The property is currently zoned PUD 583, a planned unit development approved in 2006 for a specific 
multi-family development proposal for 4 units in a single structure.   

 
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 
 
Denver Fire Department: Approve – No comments 
 
Development Services – Wastewater:  Approve – No comments 
 
Public Works – City Surveyor:  Approve Rezoning Only - Will require additional information at Site Plan 
Review 
 
Public Works – Transportation:  Approve – No comments 
 
Parks and Recreation:  Approve – No comments 
 
Public Review Process 

• CPD staff provided Informational notice of receipt of the rezoning application to affected 
members of City Council and registered neighborhood organizations on February 18, 2014.   

• Planning Board notification process 
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o The property was legally posted for a period of 15 days announcing the March 5, 2014, 
Denver Planning Board public hearing, and written notification of the hearing has been 
sent to all affected registered neighborhood organizations and City Council members. 

• LUTI  
o Following Planning Board review, the rezoning application was referred to the Land Use, 

Transportation and Infrastructure Committee of the City Council for review at a public 
meeting scheduled on March 25, 2014 and written notification of the hearing was sent 
to all affected registered neighborhood organizations and City Council members. 

• City Council  
o Following LUTI committee review, the rezoning application will be referred to the full 

City Council for final action at a public hearing.   
• Other Public Outreach and Input 

o Registered Neighborhood Organizations (RNOs) Cherry Creek East Association, Harman 
Neighborhood Association, Inc., Cherry Creek Steering Committee, Denver 
Neighborhood Association, Inc., Inter-Neighborhood Cooperation 

o Cherry Creek East Association provided a letter of support of the map amendment. 
o One nearby neighbor provided emails of support of the map amendment. 

 
Criteria for Review / Staff Evaluation 
The criteria for review of this legislative rezoning application are found in DZC, Sections 12.4.10.13, as 
follows: 

DZC Section 12.4.10.13 
1. Consistency with Adopted Plans 
2. Uniformity of District Regulations and Restrictions 
3. Public Health, Safety and General Welfare 

DZC Section 12.4.10.14 
1. Justifying Circumstances 
2. Consistency with Neighborhood Context Description, Zone District Purpose and Intent 

Statements 
 

1. Consistency with Adopted Plans 
 
The following adopted plans apply to this property: 

• Denver Comprehensive Plan 2000 
• Blueprint Denver (2002) 
• Cherry Creek Area Plan (2012) 

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

• Environmental Sustainability Strategy 2-F – Conserve land by promoting infill development with 
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. 

• 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. 
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• Neighborhood Strategy 1-F – Invest in neighborhoods to help meet citywide goals and objectives 
for a range of housing types and prices, community facilities, human services and mobility.  
 

The proposed map amendment will ensure quality infill development consistent with city goals and 
strategies can occur on this property.  The rezoning is consistent with these plan recommendations. 
 
Blueprint Denver 
According to the 2002 Blueprint Denver Plan Map, this site had a concept land use of Single-Family 
Duplex, and Cherry Creek Area Plan updated the land use concept to Urban Residential in 2012.  The site 
is located in an Area of Stability, and Garfield Street has a future street classification of Undesignated 
Local. 

 

 
 
Future Land Use 

  
The Blueprint Denver Future Land Use concept for the site is “Urban Residential” as updated to 
reflect the recommendations of the Cherry Creek Area Plan that was adopted by City Council in 
2012.  According to Blueprint Denver, “Urban residential neighborhoods are higher density and 
primarily residential but may include a noteworthy number of complementary commercial uses”. 

 
Area of Change / Area of Stability 
The site is an Area of Stability.  Blueprint Denver further divides Areas of Stability into two types, 
Committed Areas and Reinvestment Areas.  Blueprint states that: 
 

Reinvestment areas are neighborhoods with a character that is desirable to maintain but that 
would benefit from reinvestment through modest infill and redevelopment or major projects in a 
small area. These areas would encourage investment but in a more limited and targeted way 

Blueprint Denver  
Future Land Use Map 
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than in Areas of Change. Residents in these areas face a variety of challenges and opportunities. 
Examples of challenges include concern about deteriorated and poorly maintained housing stock, 
inappropriate land uses or inadequate buffering between uses, lack of services such as grocery 
stores, lack of curbs and gutters and other infrastructure, and maintaining affordable housing. 
 

The proposed G-RH-3 zoning would promote development of a vacant property, reinvestment into 
the neighborhood, and ensure a compatible development with adjacent existing land uses and 
building forms.  The rezoning application is consistent with the Blueprint Denver Area of Stability – 
Reinvestment Area concept.   
 
Future Street Classifications 
The property fronts Garfield Street, an undesignated local street, and Ellsworth Avenue, also an 
undesignated local street.  The design features of local streets are influenced less by traffic volumes 
and are 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.  Because of their 
“neighborhood” nature, travel speeds are usually lower than collectors and arterials. Posted speed 
limits on local streets range from 25 to 30, depending on available right-of-way and the adjacent 
land uses. Traffic volumes on local streets should not exceed 2,000 vehicles a day. 
 
G-RH-3 is a zone district that only allows residential uses and is consistent with the Blueprint Denver 
future street classification of Garfield Street as a local street.    

 
Small Area Plan:  Cherry Creek Area Plan 

• The Cherry Creek Area Plan was adopted by City Council in July 2012, and applies to the subject 
property.  The Plan has individual sections for the various parts Cherry Creek, including Cherry 
Creek East, where this property is located.  Cherry Creek East identified goals for the 
neighborhood including the rezoning of PUDs and respecting the existing scale.  The property is 
a vacant lot in a Chapter 59 PUD that has failed to develop and is surrounded by low-scale multi-
unit and single-unit structures.   

 
 

Cherry Creek Area Plan Recommendations 
 

• Reinforce the residential character. Maintain and enhance the existing character and walkable 
environment of Cherry Creek East. New development will respect the predominant urban form 
of detached sidewalks, tree lawns, landscaped block-sensitive setbacks, alley access to 
structures, limited curb cuts and building entry features that are visible from the street. Land 
uses should respect existing boundaries between residential and mixed-use areas.  

Recommended land use categories are depicted on the future land use map:  

o Urban Residential. Continue supporting a variety of housing types including low and 
mid-rise multifamily, row houses, duplex, single family and accessory dwelling units.  

• Respect the existing scale. Enhance the existing pattern of development intensity with low scale 
buildings in the residential areas. Mid-rise buildings may be appropriate near Alameda and 
Colorado. The mixed-use area between Steele and Madison will remain the most intensely 
developed portion of the neighborhood, with building heights ranging from 5 to 12 stories, per 
the maximum building heights map.  
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• Rezone PUDs. As opportunities arise with new development or property owner interest, 
property owners and neighborhood representatives will work together with the City to 
determine an appropriate Denver Zoning Code district that serves to implement this plan. 
 

G-RH-3 implements the Small Area Plan in three main areas: 
• Building Heights – The plan recommends heights up to 3 stories for the property.  G-RH-3 allows 

up to 3 story development, respecting the scale of the existing neighborhood. 
• Land Use – The plan specifically calls for the Blueprint Denver Map to be Urban Residential in 

this part of Cherry Creek East.  G-RH-3, a zone district that permits the low-scale multi-unit 
development pattern found in this section of Cherry Creek, and only allows residential uses, is 
appropriate for the Urban Residential land use concept. 

• Cherry Creek East states the desire to rezone PUDs “as opportunities arise with new 
development or property owner interest”. 

 

  
 

 
 

Cherry Creek Area Plan 
Land Use Map 

Cherry Creek Area Plan 
Building Heights Map 
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2. Uniformity of District Regulations and Restrictions 
 
The proposed rezoning from PUD 583 to G-RH-3 will result in the uniform application of zone district 
building form, use and design regulations.  G-RH-3 is found throughout this part of the Cherry Creek 
neighborhood and is found directly adjacent to the southeast of the subject property.   
 

3. Public Health, Safety and General Welfare 
 
The proposed official map amendment furthers the public health, safety, and general welfare of the 
City.  G-RH-3 is a zone district that allows multi-unit structures consistent with other residential uses in 
Cherry Creek, improves the neighborhood character, and strengthens the walkable nature of the area. 
 

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, adopted plan recommendations state that 
redevelopment of the area is desired and that the Cherry Creek neighborhood wants to rezone from 
PUDs in the Cherry Creek East area.  This is an appropriate justifying circumstance for the proposed 
rezoning. 
 

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

 
The requested G-RH-3 zone district is within the General Urban Neighborhood Context.  The 
neighborhood context generally characterized by multi-unit residential uses in a variety of building 
forms. Single-unit and two-unit residential uses are also found in a mix of residential forms. Low-scale 
commercial areas are embedded within residential areas. (DZC, Division 6.1).  The proposed rezoning to 
G-RH-3 for the construction of two-family homes is consistent with the neighborhood context 
description.  According to the zone district intent stated in the Denver Zoning Code, the G-RH-3 district 
“is a multi unit district allowing urban house, duplex, tandem house and row house building forms. Row 
houses are not taller than three stories. (DZC Section 6.2.2.2.A).   
 

Planning Board Recommendation 
The Denver Planning Board held a properly noticed public hearing on this application on March 5, 2014.  
The Planning Board voted to recommend approval unanimously. 
 
Staff Recommendation  
Based on the analysis set forth above, CPD staff finds that the application for rezoning the property 
located at 12 South Garfield Street to a G-RH-3 zone district meets the requisite review criteria.  
Accordingly, staff recommends approval. 
 
Attachments 

1. Application 
2. Legal Description 
3. Letters of Support 
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Current Zoning Map of the Area 

The red pin is “12 S. Garfield St”.  This property is currently a PUD; however, we are requesting 

that it be changed to a G‐RH‐3.  This zoning is consistent with the neighborhood of this 

property. 
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Legal Description 

LOTS 1 TO 4, BLOCK 25, 
BURLINGTON CAPITOL HILL ADDITION, 
CITY AND COUNTY OF DENVER, 
STATE OF COLORADO. 
AKA: 12 S. GARFIELD ST. 



 
Michael Moylen, VP/CFO 

MAG Builders 

5001 Wagon Box Place 

Highlands Ranch, CO 80130 

 

March 3, 2014 

 

Re: 12 S. Garfield Street Duplexes. 

 

Dear Mike, 

 

This letter is written in support of your application for rezoning from PUD 583 to G-RH-3 at 12 South 

Garfield Street. Your group presented duplex designs at our January 16th Cherry Creek East community 

meeting. And you have since met with a group of adjacent neighbors to further refine your design to 

meet the CCE Design Guidelines. Attached is an email addressed to our board from Phyllis Sinclair, the 

neighbor directly adjacent to your property to the south which supports your application but with 

particular concerns regarding design follow-through. These design concerns are as follows   

• Provide essential drainage between structures. The drainage needs to be addressed properly 

with an engineered drainage plan. Cherry Creek has a history of drainage issues. 

• A detailed landscaping plan also needs to be provided. This project is on a primary artery in 

Cherry Creek East and the corner of Garfield Street and Ellsworth Avenue deserves (special) 

attention. 

• MAG Builders has agreed to install required new curbs and gutters, detached sidewalks, tree 

lawns, trees and neighborhood pedestrian lighting as per the Cherry Creek East Design 

Guidelines. 

Our Cherry Creek East board of directors has reviewed this information and authorized me to draft this 

letter of support. 

 

Our very best regards,   

 

Brooks H Waldman, pres 
 

Cherry Creek East Assn  

(o) 303-320-6800  

(c) 720-323-5157  

brooks@brookswaldman.com  

http://www.cherrycreekeast.org 
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From: Rezoning - CPD
To: Gaspers, David - Community Planning & Development
Subject: FW: Application #2013I-00054
Date: Monday, February 10, 2014 8:23:15 AM

 
 

 
 
From: Andrea Mitchell [mailto:andrea.c.mitchell@gmail.com] 
Sent: Tuesday, February 04, 2014 7:33 PM
To: Rezoning - CPD
Subject: Application #2013I-00054
 
In reference to the following zoning application
Application #2013I-00054
Application Address: 12 S. Garfield St.
From: PUD #583
To: G-RH-3
Planning Board Public Hearing: March 5, 2014
I a close neighbor of this proposed project.  I heartily support changing to zoning to permit the
duplexes planned by the developer.  The developer has met with neighborhood groups and
modified to plans to be more in keeping with the neighborhood “look” and I am very happy with
the results. 
 
Andrea Mitchell
36 S Garfield St
Andrea.c.mitchell@gmail.com
Home:  303-277-0527
Cell:  303-601-6858
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