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TO:  Denver City Council  
FROM: Kyle A. Dalton, AICP, Senior City Planner  
DATE:  April 18, 2013 
RE: Official Zoning Map Amendment Application #2012I-00034 
 1410-1460 S. Holly St. 

 Rezoning from S-SU-D, R-5, and B-1 to CMP-EI2 
 
Staff Report and Recommendation 
 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval for Application 
#2012I-00034 for a rezoning from S-SU-D, R-5, and B-1 to CMP-EI2. 
 
Request for Rezoning 
 
Application:     #2012I-00034 
Address:    1410-1460 S. Holly St. 
Neighborhood/Council District: Virginia Village / Council District 6 
RNOs: Cook Park Neighborhood Association, Virginia Village / Ellis 

Community Association, Inter-Neighborhood Cooperation 
Area of Property:   Approx. 196,000 square feet or 4.5 acres 
Current Zoning:    S-SU-D, R-5, and B-1 
Proposed Zoning:   CMP-EI2  
Property Owner(s):   Montessori Society of Denver 
Owner Representative:   Ann Poundstone, Business Manager 
 
Summary of Rezoning Request 
 

• The site is located in east-south-central Denver, in Council District 6, within the Virginia Village 
Statistical Neighborhood, at the northeast corner of Florida Avenue and S. Holly Street.    

• The rezoning is comprised of two contiguous parcels.  The southern parcel is the existing 
Montessori School of Denver campus.  It is zoned a combination of R-5 and B-1 in the Former 
Chapter 59, in a Planned Building Group for multiple structures on the zone lot.   The northern 
parcel is an existing church that was recently purchased by the Montessori Society of Denver for 
inclusion into the Montessori campus.  This parcel is zoned S-SU-D.  The property owner is 
requesting rezoning to unify the two parcels under a single zone district to facilitate 
redevelopment of the site into a comprehensive educational campus. 

• The CMP-EI2 zone district stands for Campus – Education/Institution 2.  The CMP-EI2 zone 
district is a close approximation of the R-5 zone district under the Former Chapter 59.  As 
compared to the CMP-EI zone district, the CMP-EI2 has more restrictive primary street setbacks, 
building coverage, and bulk planes, to promote compatibility and improve transitions to the 
adjacent residential areas. Essentially, this rezoning would extend most of the standards of the 
existing R-5 zoning on the southern portion of the property, while bringing the entire site into 
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the Denver Zoning Code, instead of being split into three zone districts in two different codes.  
Further details of the zone district can be found in Division 9.2 of the Denver Zoning Code (DZC). 
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Existing Context  
 
The site is located at the intersection of two residential collectors, and backs up to existing single-family 
residential homes on two sides.  Neighborhood-serving commercial uses are located on the other three 
corners of the intersection and extend up to 1 ½ blocks down the street.  Surrounding the neighborhood 
commercial node are single unit dwellings, except one multi-family dwelling property adjacent to 
commercial uses.  Structures are commonly one story in height.  Scattered two-story structures can also 
be found in the vicinity.   Local streets in the area are curvilinear, arranged in an irregular block pattern 
with no alleys.  Sidewalks are generally attached.  Structures at the commercial node have irregular 
setbacks but generally have surface parking between the building and the street.  Single-family houses in 
the surrounding neighborhoods have low to moderate building coverage and consistent primary street 
setbacks.  The nearest RTD bus stops are ½-mile east and ½-mile north of the 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 S-SU-D, R-1, B-5 
Church, school 
campus 

4 school buildings and 1 
church building, 
playgrounds, fields, and 
accessory parking; up to 
36’ in height 

Holly & Florida 
collectors directly 
connect to other 
neighborhoods.  Local 
street layout results in 
curvilinear blocks with 
no alleys.   
Vehicle parking on-site 
is to the side or rear of 
buildings but vehicle 
parking on nearby 
commercial sites is 
generally between the 
building and the 
street.  
 

North S-SU-D 
Single family 
residential 

1- to 2-story residences 
with access from the 
street 

South 
S-MX-2 and  
S-SU-D 

Commercial uses 
at the corner; 
single family 
residential uses 

1- to 2-story structures; 
commercial structures 
are set back from the 
street 

East S-SU-D 
Single family 
residential 

1- to 2-story residences 
with access from the 
street 

West 
PUD and  
S-MX-2 

Retail; commercial 

1-story commercial strip 
center and gas station 
with parking between the 
shopping center and the 
street 
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1. Existing Zoning  

 
 

The R-5 zone district at the south end of the site is very similar to the proposed CMP-EI2 zone 
district.  Limited institutional residential uses, offices, and public/civic uses such as churches and 
schools are allowed.  Bulk planes control the bulk of structures along all zone lot lines and 
setbacks are similar to those found in single family residential zones with larger lots.  See Former 
Chapter 59, Article IV, Division 4 for more details.  
 
The B-1 zone district in the middle of the site allows single- and multiple-unit dwellings, very 
limited commercial uses, and various civic/institutional uses including churches and schools.  
Setbacks are only 10’ from the front and rear zone lot lines, but the same bulk planes apply as in 
the R-5 zone district.  Maximum floor-area ratios (FARs) of 1.0 to 2.2 apply.  See Former Chapter 
59, Article IV, Division 7 for more details. 
 
The S-SU-D zone district at the north end of the site allows single unit residential uses as well as 
churches, schools, and other civic and institutional uses.  Structures may be up to 2.5 stories in 
height, with a minimum zone lot size of 6,000 square feet.  See DZC Article 3 for more details. 
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2. Existing Land Use Map  
 
The existing land use map below illustrates the surrounding land uses as described above. 
 

 
Existing Land Use Map (2010) 

 
 

3. Existing Building Form and Scale 
 
The photos on the following page illustrate the existing building form and scale as described above. 
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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 – Fire Prevention: Approve Rezoning Only - Will require additional information at 
Site Plan Review. 
 
Development Services – Project Coordination: Approve Rezoning Only - Will require additional 
information at Site Plan Review. 
 
Development Services – Transportation: Approve Rezoning Only - Will require additional information at 
Site Plan Review. 
 
Public Works – City Surveyor: The attached parcel description is approved for the zoning legal 
description and also for the site plan boundary for this project. 
 
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 January 7, 2013.   

• The Denver Planning Board held a properly noticed public hearing on this application on 
February 20, 2013. 

• The Land Use, Transportation & Infrastructure Committee held a properly noticed meeting to 
consider this application on March 12, 2013.  The Committee moved the application out 
unanimously. 

• Notice of the City Council public hearing has been sent to all affected registered neighborhood 
organizations and City Council members and the property has been posted. 

• As of the date of this staff report, no comments from RNOs or the public have been received 
regarding this application. 
  

Criteria for Review / Staff Evaluation 
 
The criteria for review of this rezoning application are found in DZC, Sections 12.4.10.13 and 12.4.10.14, 
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 
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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: 

1. Comprehensive Plan 2000 
2. Blueprint Denver – An Integrated Land Use and Transportation Plan 

 
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. 

• Education Chapter, Vision of Success – The City will continue to support and cooperate with 
Denver educational institutions so residents can benefit from the highest quality and greatest 
variety attainable.  

The proposed map amendment will enable redevelopment of an educational campus at an infill 
neighborhood location where services and infrastructure are already in place, in a manner compatible 
with the existing context.  The rezoning is consistent with these plan recommendations. 
 
Blueprint Denver 
According to the 2002 Plan Map adopted in Blueprint Denver, this site has a concept land use of Single 
Family Residential and is located in an Area of Stability.   
 

Future Land Use 
According to Blueprint Denver, Single Family Residential areas have residential densities fewer than 
10 units per acre, and “the employment base is significant smaller than the housing base.  Single-
family homes are the prominent residential type” (p. 42).  In residential areas and neighborhoods, 
Blueprint Denver says, “A city should contain neighborhoods that offer a variety of housing types, as 
well as complementary land-use types such as stores, parks and schools that provide the basic needs 
of nearby residents” (p. 41).  Consistent with this Blueprint Denver goal, the CMP-EI2 zone district is 
most appropriate for allowing complementary educational & institutional land uses in a central 
neighborhood location.  The Montessori school is a complementary land-use type that provides the 
basic needs of area residents. 
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Area of Change / Area of Stability 
The site is in an Area of Stability.  In general, “The goal for Areas of Stability is to identify and 
maintain the character of an area while accommodating some new development and 
redevelopment” (p. 120).  Blueprint Denver identifies several strategies in Areas of Stability, 
including revitalizing neighborhood centers and providing basic services, and compatibility between 
existing and new development (p. 25).  The proposed CMP-EI2 zone district is an extension of the 
existing R-5 entitlement on the southern portion of the property, and will accommodate some 
redevelopment while remaining compatible with adjacent areas and allowing a neighborhood 
service to continue to thrive.  The rezoning application is consistent with the Blueprint Denver Area 
of Stability recommendations.   
 
Street Classifications 
Blueprint Denver classifies both S. Holly Street and Florida Avenue as Residential Collectors.  
Residential streets are “designed to emphasize walking, bicycling and land access” and “tend to be 
more pedestrian-oriented than commercial streets” (p. 55).  According to Blueprint Denver, 
“collectors are designed to provide a greater balance between mobility and land access within 
residential, commercial and industrial areas.”  The CMP-EI2 zone district is appropriate in a 
residential street context with adequate transitions between the campus and adjacent areas. 

 

2002 Blueprint Denver  
Future Land Use Map 
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2. Uniformity of District Regulations and Restrictions 
 
The proposed rezoning to CMP-EI2 will result in the uniform application of zone district building form, 
use and design regulations. 
 

3. Public Health, Safety and General Welfare 
 
The proposed official map amendment furthers the public health, safety, and general welfare of the 
City. 
 

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, the Montessori School of Denver purchased the 
adjacent, contiguous church property in 2012.  The change of use from religious assembly to school 
provides a basis for uniting the properties in single zone district designed to accommodate educational 
campuses.  This is an appropriate justifying circumstance for the proposed rezoning. 
 

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

 
The requested CMP-EI2 zone district is a Special Context and District.  According to DZC 9.2.1, the 
Campus Context generally consists of midsize to large medical, institutional, education, or 
entertainment sites.  Buildings are typically placed to accommodate the specific activity with multiple 
building oriented in a way appropriate to their use.  Buildings are compatible with the scale of the 
surrounding neighborhood context with greater variation in massing and height in the interior of the 
site.  With an existing multi-building, midsize educational campus, this site and this rezoning application 
is consistent with the neighborhood context description.   
 
The zone district intent in DZC 9.2.4.1 states that the Campus Education/Institution zone districts are 
intended for educational institutions, allowing flexible placement of buildings and unified treatment of 
site elements while providing compatible transitions between the campus and adjacent neighborhoods.  
Rezoning this existing and growing education campus site to the CMP-EI2 zone district is consistent the 
intent of the zone district. 
 
Planning Board Recommendation 
The Denver Planning Board held a properly noticed public hearing on this application on February 20, 
2013.  After hearing from the applicant and no further public testimony, the Planning Board voted to 
recommend approval unanimously. 
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Staff Recommendation  
 
Based on the analysis set forth above, CPD staff finds that the application for rezoning the property 
located at 1410 to 1460 S. Holly Street to a CMP-EI2 zone district meets the requisite review criteria.  
Accordingly, staff recommends approval. 
 
Attachments 

1. Application 
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