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TO:  Land Use, Transportation and Infrastructure Committee 
FROM: Francisca Peñafiel, Senior City Planner  
DATE:  June 9, 2022 – Meeting postponed to June 21, 2022  
RE: Official Zoning Map Amendment Application #2021I-00127 
  
Staff Report and Recommendation 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval for Application 
#2021I-00127. 
 
Request for Rezoning 
Address:    5101 Leetsdale Drive 
Neighborhood/Council District: Washington Virginia Vale / Council District 5 
RNOs: Inter-Neighborhood Cooperation (INC); Preservation of 

Residential South Hilltop Neighborhood Association; East Evans 
Business Association. 

Area of Property:   19,320 square feet / 0.44 Acres   
Current Zoning:    PUD 436 
Proposed Zoning:   E-TU-B 
Property Owner(s):   Augustana Lutheran Church of Denver 
Owner Representative:   Kory Whitaker 
 
Summary of Rezoning Request 

• The subject property is a vacant lot located in the Washington Virginia Vale statistical 
neighborhood at the southwest corner of South Fairfax Street and East Dakota Avenue.  

• Augustana Lutheran Church of Denver, with Habitat for Humanity of Metro Denver, are 
proposing to rezone part of their property from PUD 436 to E-TU-B, which would allow for the 
development of 4 duplexes, that they intend to sell to households making at or below 80% of 
the area median income. 

• At 19,320 square feet, the subject property is more than four times the 4,500 square feet 
minimum zone lot size of the requested E-TU-B. Therefore, a zone lot amendment would create 
four separate zone lots, where each zone lot would be allowed to permit a duplex.  

• The proposed E-TU-B, Urban Edge, Two-Unit, B (4,500 square feet minimum zone lot size) allows 
for the urban house, detached accessory dwelling unit, duplex and tandem house building 
forms. This district is intended for use in the Urban Edge Neighborhood Context which is 
characterized by a mix of elements from both the Urban and Suburban Neighborhood Contexts. 
The Urban Edge Neighborhood Context is primarily single-unit and two-unit residential uses. The 
standards of the two unit districts promote existing and future patterns of lower scale multi-unit 
building forms that typically address the street in the same manner as an urban house building 
form. Further details of the requested zone district can be found in the proposed zone district 
section of the staff report (below) and in Article 4 of the Denver Zoning Code (DZC). 

 

http://www.denvergov.org/CPD
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Existing Context  

 
Neighborhood Location – Washington Virginia Vale 
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The subject property is located within the Washington Virginia Vale statistical neighborhood, at the 
southwest corner of South Fairfax Street and East Dakota Avenue. This neighborhood is primarily 
suburban and vehicle-oriented in character with areas of modified street grid, single-unit residential 
uses, commercial uses with larger setbacks, and irregular blocks along arterial streets. The area consists 
of primarily one- to two-story buildings with some buildings up to four stories along Leetsdale Drive. The 
proposed rezoning is half block north of the City of Glendale boundary and one block north of Mir Park 
(Glendale). Four Mile Historic Park is located less than ¼ mile south of the subject site and George 
Washington High School is located ¼ mile to the east along Leetsdale Drive. The site is served by high-
frequency transit along Leetsdale Drive.  
 
The following table summarizes the existing context proximate to the subject property: 

 
 

Existing 
Zoning 

Existing 
Land Use Existing Building Form/Scale Existing Block, Lot, 

Street Pattern 

Site PUD 436 Vacant Vacant lot Modified grid street 
patterns with attached 
sidewalks and a mix of 
alleys to the northeast 
and no alleys on site. 
Suburban pattern of 
irregular shaped blocks 
and parking between 
buildings and the 
street. 

North 
E-SU-Dx Residential 1.5 story house with detached garage  

South 
B-4 UO-1, 
UO-2 with 
waivers 

Commercial
/Retail 

1-story commercial structures with surface 
parking between buildings and street 

West 
PUD 436 Vacant Private open space/Vacant lot 

East 
E-SU-Dx Single-Unit 

Residential 
1 story house with detached garage 
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Existing Zoning  

 
PUD 436 was adopted in 1997 and applies to the whole parcel, as shown on the map. The PUD was 
intended to allow for the construction of a single building with 66 units for a Special Care Home for 
senior citizens. It allows a maximum height for the building of up to 35 feet, common and support areas, 
kitchen, dining, laundry, and miscellaneous social areas. The PUD provides further details on building 
coverage, landscaping and other requirements. The facility was supposed to be an extension of the 
ministry of Augustana Lutheran Church but was not restricted to any single denomination. Financing was 
not secured, and the Special Care Home was never developed. The PUD also allows for the development 
of uses allowed in the R-1 district, which is a predominantly single unit district in Former Chapter 59. 
While the subject site is currently vacant, the portion of the zone lot that is not being rezoned is 
currently being used as an informal open space and vegetable garden.  
 
The Denver Revised Municipal Code, Section 59-3 allows for applicants to rezone only a portion of land 
in a PUD zone district under the Former Chapter 59 to a zone district in the Denver Zoning Code. The 
applicant is proposing to rezone approximately 20% of the eastern portion of property within PUD 436. 
CPD staff conducted an analysis of the PUD and determined that rezoning only a portion of PUD 436 out 
of custom zoning and into the Denver Zoning Code would not adversely impact the remaining property 
and development under the current PUD would still be possible. 
 
PUD 436 is attached to this staff report. 
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Existing Land Use Map  

 
 
Existing Building Form and Scale 
 
All images are from Google Street View.  

 
View of the subject site, looking southwest. 
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View of the property to the north, across East Dakota Avenue, looking north. 
 

 
View of the rest of the property (not proposed to be rezoned) to the west, looking southeast. 
 

 
View of the property to the east of the subject property, looking south. 
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View of the commercial strip mall, south of the subject property, looking north along Leetsdale Drive. 
 

 
View of the Augustana Lutheran Church, looking northwest from the subject property, west of South 
Fairfax Street. 
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Proposed Zoning 
 
The E-TU-B zone district allows up to two units on a minimum zone lot area of 4,500 square feet. 
Allowed building forms include the Urban House, Detached Accessory Dwelling Unit, Duplex and 
Tandem House building forms. The building form standards, design standards, and uses work together 
to promote desirable residential areas. The standards of the two-unit district promote existing and 
future patterns of lower scale multi-unit building forms that typically address the street in the same 
manner as an Urban House building form. These regulations are also intended to reinforce desired 
development patterns in existing neighborhoods while accommodating reinvestment. More details of 
the proposed zone district can be found in Article 4 of the Denver Zoning Code. 
 
The primary building forms allowed in the existing zone district and the proposed zone district are 
summarized below: 
 

Design Standards PUD 436 (Existing) E-TU-B (Proposed) 
Primary Building Forms Allowed N/A Urban House, Duplex, Tandem 

House 
Height in Stories / Feet, Front 65% of Zone 
Lot, Urban House, (max.) 

2 stories / 35’ 2.5 stories / 35’ ** 

Height in Stories / Feet, Rear 35% of Zone 
Lot, Urban House, (max.) 

2 stories / 35’ 1 story / 19’** 

Height in Stories / Feet, Detached 
Accessory Dwelling Unit, (max.) 

N/A 1.5 stories / 24’ 

Zone Lot Size (min.) N/A 4,500 sf 
Zone Lot Width (min.) varies 35’ 
Primary Street Block Sensitive Setback 
Required / If not 

N/A Yes / 20’ 

Side Street Setback (min.)  0’ north 3’** 
Side Interior Setback (min.)  15’ (east and west) 3’** 
Rear Setback, Alley / No Alley varies (south) 12’/ 20’** 
Building Coverage per Zone Lot including all 
accessory structures (max.), not including 
exceptions 

33.9% 37.5% 

Detached Accessory Building Forms 
Allowed 

N/A Detached Accessory Dwelling 
Unit, Detached Garage, Other 
Detached Accessory Structures 

Total F.A.R 0.52:1 
 

N/A 

*Depending on lot width 
**Depending on lot width and building form 
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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: 
 
Assessor: Approved – No Response. 
 
Asset Management: Approved – No Comments. 
 
Denver Public Schools: Approved – No Response. 
 
Department of Public Health and Environment: Approved – No Comments. 
 
Denver Parks and Recreation: Approved – No Comments. 
 
Public Works – R.O.W.- City Surveyor: Approved –No Comments. 
 
DOTI – Development Engineering Services: Approved – No Response. 
 
Development Services – Project Coordination: Approve Rezoning Only - Will require additional 
information at Site Plan Review. 
 
Development Services - Fire Protection: Approved – No Response. 
 
Development Services- Wastewater: Approved – See Comments Below. 
DS Wastewater approves the subject zoning change.  The applicant should note that redevelopment of 
this site may require additional engineering including preparation of drainage reports, construction 
documents, and erosion control plans.  Redevelopment may require construction of water quality and 
detention basins, public and private sanitary and storm sewer mains, and other storm or sanitary sewer 
improvements.  Redevelopment may also require other items such as conveyance of utility, construction, 
and maintenance easements.  The extent of the required design, improvements and easements will be 
determined during the redevelopment process.  Please note that no commitment for any new sewer 
service will be given prior to issuance of an approved SUDP from Development Services.    
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Public Review Process 

 Date 

CPD informational notice of receipt of the rezoning 
application to all affected members of City Council, 

registered neighborhood organizations, and property 
owners: 

02/14/2022 

Property legally posted for a period of 15 days and CPD 
written notice of the Planning Board public hearing sent 

to all affected members of City Council, registered 
neighborhood organizations, and property owners: 

05/03/2022 

Planning Board public hearing: 

(Recommended for approval unanimously) 

05/18/2022 

CPD written notice of the Land Use, Transportation and 
Infrastructure Committee meeting sent to all affected 
members of City Council and registered neighborhood 

organizations, at least ten working days before the 
meeting: 

05/31/2022 

Land Use, Transportation and Infrastructure Committee 
of the City Council: 

06/21/2022 

Property legally posted for a period of 21 days and CPD 
notice of the City Council public hearing sent to all 
affected members of City Council and registered 

neighborhood organizations: 

07/04/2022 

City Council Public Hearing: 07/25/2022 
 

• Registered Neighborhood Organizations (RNOs): To date, staff has received one letter of 
support of this rezoning from The Preservation of Residential South Hilltop Neighborhood 
Association. The letter states their support to the project given that it will provide affordable 
housing and celebrates the community engagement done by Augustana Lutheran Church and 
Habitat for Humanity of Metro Denver. 
 

• Other Public Comment: To date, staff has received one letter in support and one letter in 
opposition from the public. The letter in support speaks of the need for more affordable units in 
the area and celebrates this project. The letter in support expresses concerns with traffic and 
density. The applicant provided a summary of their community outreach in the application. 
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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 and 12.4.10.8, as 
follows: 

DZC Section 12.4.10.7 
1. Consistency with Adopted Plans 
2. Uniformity of District Regulations and Restrictions 
3. Public Health, Safety and General Welfare 

DZC Section 12.4.10.8 
1. Justifying Circumstances 
2. Consistency with Neighborhood Context Description, Zone District Purpose and Intent 

Statements 
 

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

• Denver Comprehensive Plan 2040 
• Blueprint Denver (2019) 

 
 
Denver Comprehensive Plan 2040 
 
The proposed rezoning is consistent with many of the adopted Denver Comprehensive Plan 2040 
strategies.  The following strategies apply from the Equitable, Affordable and Inclusive vision element: 
 

• Equitable, Affordable and Inclusive Goal 1, Strategy A – Increase development of housing units 
close to transit and mixed-use developments (p. 28).  

• Equitable, Affordable and Inclusive Goal 2, Strategy A – Create a greater mix of housing options 
in every neighborhood (p. 28).  

 
The requested E-TU-B zone district will allow a mix of housing options, including Urban House, Detached 
Accessory Dwelling Unit, Duplex and Tandem House building forms. The subject site is located a block 
away from high-capacity transit along Leetdale Drive. The request is therefore consistent with the above 
strategies in the Equitable, Affordable and Inclusive vision element. 
 
The following strategies apply from the Strong and Authentic Neighborhoods vision element: 
 

• Strong and Authentic Neighborhoods Goal 1, Strategy B – Ensure neighborhoods offer a mix of 
housing types and services for a diverse population (p. 34).  

• Strong and Authentic Neighborhoods Goal 1, Strategy D – Encourage quality infill development 
that is consistent with the surrounding neighborhoods and offers opportunities for increased 
amenities (p. 34).  

 
In addition to offering a mix of housing types for a diverse population, the zone district will also apply 
current, form-based zoning code standards, ensuring quality development appropriate for the 
neighborhood. The proposed zone district provides a valuable transition between existing low-density 
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single-unit residential to the north and east, and commercial/retail land use to the south. Furthermore, 
all allowed primary building forms must comply with block sensitive setbacks which adhere to the 
existing neighborhood pattern. The request is therefore consistent with the strategies in the Strong and 
Authentic Neighborhoods vision element.  
 
Similarly, the application is also consistent with the following strategies in the Environmentally Resilient 
vision element: 

• Environmentally Resilient Goal 8, Strategy A – Promote infill development where infrastructure 
and services are already in place (p. 54). 

• Environmentally Resilient Goal 8, Strategy C – Focus growth by transit stations and along high- 
and medium-capacity transit corridors (p. 54). 
 

This site is an infill location where infrastructure is already in place allowing residents to live, work and 
play in the area. Similarly, the proposal focuses any future growth that results from this rezoning close 
to high-capacity transit (Leetsdale Drive).  Compact infill development near transportation options and 
existing infrastructure assists in improving public health indicators while reducing water usage. Rezoning 
to facilitate redevelopment of this site advances the Environmentally Resilient strategies of 
Comprehensive Plan 2040. 
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Blueprint Denver  
Blueprint Denver identifies the subject property as being located within the Urban Edge future 
neighborhood context, in a Community Corridor future place and on the Growth Strategy map within 
“All other areas of the city.” 
 
Blueprint Denver Future Neighborhood Context  

 
 
The subject site is shown on the context map as an Urban Edge neighborhood context, the description of 
which is used to guide appropriate zone districts (p. 66). Blueprint Denver describes the Urban Edge 
neighborhood context as follows: “Residential areas generally are single-unit and two-unit uses, with 
some low-scale multi-unit embedded throughout. Commercial nodes are generally found along key 
corridors or at intersections. Block patterns are generally a mix of suburban and urban elements—
streets may be rectangular or curved and alleys are sometimes present” (p. 206). 
 
The proposed E-TU-B zone district is a two units zone district and part of the Urban Edge neighborhood 
context and is intended, “to promote and protect residential neighborhoods within the character of the 
Urban Edge neighborhood context” and “the building form standards, design standards and uses work 
together to promote desirable residential areas” (DZC 4.2.2.1).  The proposed rezoning to E-TU-B is 
appropriate and consistent with the Urban Edge neighborhood context plan direction and will ensure 
quality development appropriate for the Washington Virginia Vale neighborhood.   
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Blueprint Denver Future Place  

  
The subject property is mapped as Community Corridor in the Future Places Map. In the Urban Edge 
context, areas designated as Community Corridors “typically provide some mix of office, commercial and 
residential…Buildings have a distinctly linear orientation, [and]… heights are generally up to 5 stories” (p. 
212). The proposed zone district is a two-unit district that allows for residential uses up to two stories 
and will contribute towards a greater mix of uses than exists today and serve as an appropriate 
transition to the single unit residential to the north and east. Therefore, the proposed E-TU-B zone 
district is consistent with the Community Corridor Blueprint Denver Future Places plan direction. 
 
Street Types 
“Blueprint Denver’s street typology is intended to serve as a framework to develop context-sensitive 
street design guidelines and to update regulations and standards for how streets are designed” (p. 155). 
Street types tend to be consistent over larger stretches of roads rather than varying at the parcel level. 
For the purposes of rezonings, the street types are intended to “work in concert with the future place” 
to inform “the appropriateness of the intensity of the adjacent development” (p. 67).  
 
East Dakota Avenue and South Fairfax Street are classified as Local Streets. These streets are “designed 
for the highest degree of property access and the lowest amount of through movement” (p. 154).  Land 
uses along local streets vary, but they are most often characterized by residential uses (p. 161). 
Leetsdale Drive is classified as a Commerical Arterial street which “typically contain[s] commercial uses 
including shopping centers, auto services and offices” (p. 159). These types of arterial streets tend to 
support a higher level of adjacent development intensity than collector or local streets. 
As the proposed zone district, E-TU-B, allows for residential use along an undesignated local street, the 
district is consistent with the future street types at this location. 



Rezoning Application #2021I-00127 
5101 Leetsdale Drive 
June 16, 2022 
Page 15 
 
 
Growth Strategy 

 
 
The Future Growth Areas map, which is a version of the future places map, designates the subject 
property as “Community Centers and Corridors”, which are anticipated to account for 20 percent of jobs 
and 25 percent of new households in the city by the year 2040. “Focusing growth in centers and 
corridors helps to provide a variety of housing, jobs and entertainment options within a comfortable 
distance to all Denverites and is a key element of building complete neighborhoods throughout Denver” 
(p. 49).  The proposed map amendment to E-TU-B will allow for residential growth in a Community 
Corridor where it has been determined to be most appropriate and, therefore, is consistent with the 
Blueprint Denver Future Growth Areas plan direction. 
 
 

2. Uniformity of District Regulations and Restrictions 
 
The proposed rezoning to E-TU-B will result in the uniform application of zone district building form, use, 
and design regulations on this site as they are applied to any other sites zoned E-TU-B. 
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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 the implementation of the City’s adopted land use plan, which recommends 
“rezon[ing] properties from the Former Chapter 59 zoning code so that the entire city is covered by the 
DZC” (p. 73). The proposed rezoning would also facilitate housing density near a mix of uses and transit 
amenities, which have been linked to increased physical activity,1 decreased obesity,2 and decreased 
driving.3   
 
Additionally, rezoning a portion of the property out of PUD 436 will not have a negative effect on the 
remaining PUD and development under the current PUD would still be possible. 
 
 

4. Justifying Circumstance 
 
The application identifies changed or changing conditions as the justifying circumstance under DZC 
Section 12.4.10.8.A.4., “Since the date of the approval of the existing Zone District, there has been a 
change to such a degree that the proposed rezoning is in the public interest. Such change may include: 
 c. That the City adopted the Denver Zoning Code and the property retained Former Chapter 59 zoning.” 
The zoning on the subject site is a Former Chapter 59 PUD. Rezoning from Former Chapter 59 zoning 
into the Denver Zoning Code is an appropriate justifying circumstance. Additionally, rezoning out of the 
existing PUD 436 will provide more flexibility to modify the site to accommodate changing conditions in 
the neighborhood.  
 

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

 
The requested E-TU-B zone district is within the Urban Edge Neighborhood Context, defined by the 
Denver Zoning Code as, “primarily single-unit and two-unit residential uses…Single and two-unit 
residential uses are primarily located along local and residential arterial streets.” (DZC Section 4.1.1). 
The rezoning is consistent with this description as it will allow a two-unit zone district adjacent to a local 
street where it is compatible with the general character of the neighborhood context.  
 
It is also consistent with the general purpose of residential districts in this context as it will, “promote 
and protect residential neighborhoods” where “the standards of the two unit and row house 
districts promote existing and future patterns of lower scale multi-unit building forms that address the 
street in the same manner as an urban house building form.” (DZC Section 4.2.2.1).  
 

 
1 Ewing, R., and R. Cervero. 2010. "Travel and the Built Environment: A Meta-Analysis." Journal of the American 
Planning Association 76 (3): 265-94 
2 Ewing, R., T. Schmid, R. Killingsworth, A. Zlot, and S. Raudenbush. 2003. "Relationship between Urban Sprawl and 
Physical Activity, Obesity, and Morbidity." American Journal of Health Promotion 18: 47-57. 
3 Frumkin, Frank, and Jackson 2004; Fran et al. 2006; Ewing et al. 2008; Stone 2008. 
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Furthermore, the rezoning is consistent with the specific intent of the E-TU-B zone district, which 
“allows up to two units on a minimum zone lot area of 4,500 square feet. Allowed building forms are the 
Urban House, Detached Accessory Dwelling Unit, Duplex and Tandem House building forms” (DZC 
Section 4.2.2.2.J) which would address the street similar to existing single- and multi-unit homes existing 
in the area. 
 
Attachments 

1. Application 
2. PUD 436 
3. Comment Letters 
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COMMUNITY PLANNING & DEVELOPMENT

Return completed form and attachments to rezoning@denvergov.org 

201 W. Colfax Ave., Dept. 205

Denver, CO 80202

720-865-2974 • rezoning@denvergov.org

REZONING GUIDE

Last updated: February 16, 2021

Zone Map Amendment (Rezoning) - Application 

PROPERTY OWNER INFORMATION* 

CHECK IF POINT OF CONTACT FOR APPLICATION 

CHECK IF POINT OF CONTACT FOR FEE PAYMENT*** 

PROPERTY OWNER(S) REPRESENTATIVE** 

CHECK IF POINT OF CONTACT FOR APPLICATION 

CHECK IF POINT OF CONTACT FOR FEE PAYMENT*** 

Property Owner Name Representative Name 

Address Address 

City, State, Zip City, State, Zip 

Telephone Telephone 

Email Email 

*All standard zone map amendment applications must be initiated 
by owners (or authorized representatives) of at least 51% of the total 
area of the zone lots subject to the rezoning. See page 4. 

**Property owner shall provide a written letter authorizing the repre-
sentative to act on his/her behalf. 

***If contact for fee payment is other than above, please provide 
contact name and contact information on an attachment. 

SUBJECT PROPERTY INFORMATION 

Location (address): 

Assessor’s Parcel Numbers: 

Area in Acres or Square Feet: 

Current Zone District(s): 

PROPOSAL 

Proposed Zone District: 

PRE-APPLICATION INFORMATION 

In addition to the required pre-application meeting with 
Planning Services, did you have a concept or a pre-appli-
cation meeting with Development Services? 

Yes - State the contact name & meeting date 

No - Describe why not (in outreach attachment, see bottom of p. 3)   

Did you contact the City Council District Office regarding 
this application ?  

Yes - if yes, state date and method 

No - if no, describe why not  (in outreach attachment, see bottom of p. 3) 

Augustana Lutheran Church of Denver

5000 E. Alameda Ave

Denver, CO 80246

303-388-4678

hultquist@augustanadenver.org

Kory Whitaker

3245 Eliot St

Denver, CO 80211
720-496-2729

kwhitaker@habitatmetrodenver.org

5101 Leetsdale Dr., Denver CO 80246

06181-23-023-000

19,320 sq-ft

PUD 436

E-TU-B

James Larsen / 7.28.2021

3.21.2021 / Zoom
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COMMUNITY PLANNING & DEVELOPMENT

Return completed form and attachments to rezoning@denvergov.org 

201 W. Colfax Ave., Dept. 205

Denver, CO 80202

720-865-2974 • rezoning@denvergov.org

REZONING GUIDE

Last updated: February 16, 2021

REZONING REVIEW CRITERIA (ACKNOWLEDGE EACH SECTION) 

General Review Criteria 
DZC Sec. 12.4.10.7.A 

Check box to affirm and 
include sections in the 
review criteria narrative 
attachment 

Consistency with Adopted Plans: The proposed official map amendment is consistent with the City’s 

adopted plans, or the proposed rezoning is necessary to provide land for a community need that was 

not anticipated at the time of adoption of the City’s Plan. 

Please provide a review criteria narrative attachment describing how the requested zone district is consistent with the 
policies and recommendations found in each of the adopted plans below. Each plan should have its’ own subsection. 

1. Denver Comprehensive Plan 2040 

In this section of the attachment, describe how the proposed map amendment is consistent with Denver 
Comprehensive Plan 2040’s a) equity goals, b) climate goals, and c) any other applicable goals/strategies. 

2. Blueprint Denver 
In this section of the attachment, describe how the proposed map amendment is consistent with: a) the neighborhood 
context, b) the future place type, c) the growth strategy, d) adjacent street types, e) plan policies and strategies, and f ) 
equity concepts contained in Blueprint Denver. 

3. Neighborhood/ Small Area Plan and Other Plans (List all from pre-application meeting, if applicable): 

General Review Criteria:  
DZC Sec. 12.4.10.7. B & C 

Check boxes to the right 
to affirm and include 
a section in the review 
criteria for Public Health, 
Safety and General 
Welfare narrative attach-
ment. 

Uniformity of District Regulations and Restrictions:  The proposed official map amendment results in 

regulations and restrictions that are uniform for each kind of building throughout each district having 

the same classification and bearing the same symbol or designation on the official map, but the regula-

tions in one district may differ from those in other districts. 

Public Health, Safety and General Welfare:  The proposed official map amendment furthers the public 

health, safety, and general welfare of the City. 

In the review criteria narrative attachment, please provide an additional section describing how the requested rezoning 
furthers the public health, safety and general welfare of the City. 

Review Criteria for Non-
Legislative Rezonings:  

DZC Sec. 12.4.10.8 

For Justifying Circum-
stances, check box and 
include a section in the 
review criteria narrative 
attachment. 

For Neighborhood 
Context, Purpose and 
Intent, check box and 
include a section in the 
review criteria narrative 
attachment. 

Justifying Circumstances - One of the following circumstances exists:

The existing zoning of the land was the result of an error; 
The existing zoning of the land was based on a mistake of fact; 
The existing zoning of the land failed to take into account the constraints of development created by the 
natural characteristics  of the land, including, but not limited to , steep slopes, floodplain, unstable soils, and 
inadequate drainage; 
Since the date of the approval of the existing Zone District, there has been a change to such a degree that the 
proposed rezoning is in the public interest. Such change may include: 

a. Changed or changing conditions in a particular area, or in the city generally; or, 

b. A City adopted plan; or 

c. That the City adopted the Denver Zoning Code and the property retained Former Chapter 59 zoning.  

It is in the public interest to encourage a departure from the existing zoning through application of supple-
mental zoning regulations that are consistent with the intent and purpose of, and meet the specific criteria 
stated in, Article 9, Division 9.4 (overlay Zone Districts) of this Code. 

In the review criteria narrative attachment, please provide an additional section describing the selected justifying 
circumstance. If the changing conditions circumstance is selected, describe changes since the site was last zoned. 
Contact your pre-application case manager if you have questions. 

The proposed official map amendment is consistent with the description of the applicable neighbor-

hood context, and with the stated purpose and intent of the proposed Zone District. 

In the review criteria narrative attachment, please provide a separate section describing how the rezoning aligns with 
a) the proposed district neighborhood context description,  b) the general purpose statement, and c) the specific intent 
statement found in the Denver Zoning Code. 

N/A
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COMMUNITY PLANNING & DEVELOPMENT

Return completed form and attachments to rezoning@denvergov.org 

201 W. Colfax Ave., Dept. 205

Denver, CO 80202

720-865-2974 • rezoning@denvergov.org

REZONING GUIDE

Last updated: February 16, 2021

REQUIRED ATTACHMENTS 

Please check boxes below to affirm the following required attachments are submitted with this rezoning application: 

Legal Description of subject property(s). Submit as a separate Microsoft Word document. View guidelines at: https://www.denvergov. 
org/content/denvergov/en/transportation-infrastructure/programs-services/right-of-way-survey/guidelines-for-land-descriptions.html 

Proof of ownership document for each property owner signing the application, such as (a) Assessor’s Record, (b) Warranty deed, or (c) Title 
policy or commitment dated no earlier than 60 days prior to application date. If the owner is a corporate entity, proof of authorization for 
an individual to sign on behalf of the organization is required. This can include board resolutions authorizing the signer, bylaws, a State-
ment of Authority, or other legal documents as approved by the City Attorney’s Office. 

Review Criteria Narratives. See page 2 for details. 

ADDITIONAL ATTACHMENTS (IF APPLICABLE) 

Additional information may be needed and/or required. Please check boxes below identifying additional attachments provided with this ap-
plication. 

Written narrative explaining reason for the request (optional) 

Outreach documentation attachment(s). Please describe any community outreach to City Council district office(s), Registered Neigh-
borhood Organizations (RNOs) and surrounding neighbors. If outreach was via email- please include email chain. If the outreach was con-
ducted by telephone or meeting, please include contact date(s), names and a description of feedback received. If you have not reached 
out to the City Council district office, please explain why not. (optional - encouraged ) 

Letters of Support. If surrounding neighbors or community members have provided letters in support of the rezoning request, please 
include them with the application as an attachment (optional). 

Written Authorization to Represent Property Owner(s) (if applicable) 

Individual Authorization to Sign on Behalf of a Corporate Entity (e.g. if the deed of the subject property lists a corporate entity such 
as an LLC as the owner, this is document is required.) 

Other Attachments. Please describe below.  



Rezoning Application Page 4 of 4 

COMMUNITY PLANNING & DEVELOPMENT

Return completed form and attachments to rezoning@denvergov.org 

201 W. Colfax Ave., Dept. 205

Denver, CO 80202

720-865-2974 • rezoning@denvergov.org

REZONING GUIDE

Last updated: February 16, 2021

PROPERTY OWNER OR PROPERTY OWNER(S) REPRESENTATIVE CERTIFICATION 

We, the undersigned represent that we are the owner(s) of the property described opposite our names, or have the authorization to sign on 
behalf of the owner as evidenced by a Power of Attorney or other authorization attached, and that we do hereby request initiation of this 
application. I hereby certify that, to the best of my knowledge and belief, all information supplied with this application is true and accurate.  I 
understand that without such owner consent, the requested official map amendment action cannot lawfully be accomplished. 

Property Owner Name(s) 

(please type or print 
legibly) 

Property Address 

City, State, Zip 

Phone 

Email 

Property 
Owner In-
terest % of 
the Area of 
the Zone 
Lots to Be 
Rezoned 

Please sign below as 
an indication of your 
consent to the above 
certification state-
ment 

Date 

Indicate the 
type of owner-
ship documen-
tation provided: 
(A) Assessor’s 
record, (B) war-
ranty deed, (C) 
title policy or 
commitment, 
or (D) other as 
approved 

Has the 
owner 
autho-
rized a 
represen-
tative in 
writing? 
(YES/NO) 

EXAMPLE 
John Alan Smith and 

Josie Q. Smith 

123 Sesame Street 

Denver, CO 80202 

(303) 555-5555 

sample@sample.gov 

100% 
John Alan Smith 
Josie Q. Smith 

01/12/20 (A) YES 

Kory Whitaker 3245 Eliot St
Denver, CO 80211
720-496-2729
kwhitaker@habitatmetrodenve
r.org

100%
Kory Whitaker

Digitally signed by Kory Whitaker
DN: C=US, 
E=kwhitaker@habitatmetrodenver.org,
O=Habitat for Humanity of Metro Denver, 
CN=Kory Whitaker
Date: 2022.04.06 12:55:52-06'00'

D YES
NO

YES

YES

YES
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List of Exhibits 

Exhibit A: Intent of Rezoning 

Exhibit B: Review Criteria Narrative 

Exhibit C: Property Legal Description 

Exhibit D: Proof of Ownership 

Exhibit E: Property Owner Authorization 

Exhibit F: Outreach Documentation 
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Intent of Rezoning 

 

The City of Denver is in the midst of an affordable housing crisis.  Housing costs are outpacing wages 

by 2 to 1, the majority of low income families are housing cost burdened and homeownership rates 

among BIPOC households are 14% lower than white households.  This means Denver’s hardworking, 

essential employees – like nurses, teachers and first responders cannot afford to live in the communities 

where they work.  Augustana Lutheran Church recognized this need for affordable housing and in 2018 

sought to do something about it.  They began working with the Congregational Land Campaign to 

determine how they could use their property to create affordable homeownership opportunities.   

Habitat for Humanity of Metro Denver and Augustana Lutheran Church are proposing to rezone a 

portion of property located at the corner of South Fairfax Street and East Dakota Ave, from PUD to E-TU-

B.  This rezoning will allow for the development of 8 homes, 4 duplexes, that will be sold to households 

making at or below 80% of the area median income and remain affordable for the long term. 
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Review Criteria Narrative 

12.4.10.7 – General Review Criteria Applicable to All Zone Map Amendments 

A. Consistency with Adopted Plans 

The proposed official map amendment is consistent with the City’s adopted plans, or the 

proposed rezoning is necessary to provide land for a community need that was not anticipated 

at the time of the adoption of the City's plan. 

• Comprehensive Plan 2040 

• Blueprint Denver 2019 

The proposed map amendment is consistent with objectives of the Comprehensive Plan 2040 

including: 

• Equitable, Affordable, Inclusive Goals 

o 1.2 – Support housing as a continuum to serve residents across a range of 

incomes, ages and needs 

o 1.3 – Develop housing that is affordable to residents of all income levels 

All homes in the development will be sold to households making at or below 80% of 

the area median income 

• Other Applicable Goals 

o Strong and Authentic Neighborhoods, Goal 1, Strategy B – Ensure 

neighborhoods offer a mix of housing types and services for a diverse 

population 

Map amendment is for a two-unit zoning which will bring a diversity of housing type 

into this predominantly single unit neighborhood. 

o Environmentally Resilient, Goal 1, Strategy B – Reduce energy use by buildings 

and advance green building design 

Habitat homes are built to energy star 3.0 standards, utilizing energy efficient 

appliances and water conserving fixtures 

The proposed map amendment is consistent with many objectives and definitions from 

Blueprint Denver 2019 including: 

• Neighborhood Context  

o Urban Edge Context Area:  “Residential areas generally are single-unit and two 

unit uses, with some low-scale multi-unit embedded throughout … Vacant 

institutional uses on corners or select sites may be appropriate locations to 

introduce additional residential intensity. Low to medium buildings coverage. 

Building are generally up to 2.5 stories in height.” 

• Place 

o Places Map 

▪ Property identified as Community Corridor Future Place 
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o Places Description 

▪ Community Corridor Future Place:  “Buildings have a distinctly linear 

orientation along the street. A mix of larger and smaller scale buildings, 

some being setback from the street to accommodate parking. Heights 

are generally up to 5 stories. Due to shorter lot depths, special attention 

is needed for transitions to nearby residential areas”   

o Growth Strategy 

▪ Growth Strategy (p. 51):  “Future Growth Areas, Community centers 

and corridors, 25% of residential focused in this area by 2040” 

• Street Type 

o S Fairfax St & E Dakota St (Directly adjacent to property): Local Streets “Local 

streets can vary in their land uses and are found in all neighborhood contexts. 

They are most often characterized by residential uses.” 

o Leetsdale Drive (South of property):  “Commercial streets typically contain 

commercial uses including shopping centers, auto services and offices. Buildings 

are often set back with onsite parking.” 

o Alameda Ave (North of property):  “Primarily residential uses, but may also 

include schools, civic uses, parks, small retail nodes and other similar uses. 

Buildings on residential streets usually have a modest setback. The depth of the 

setback varies by neighborhood context.” 

• Plan Policies and Strategies 

o Community Goals (p. 23):  “01 - Serve all Denver residents with a diverse range 

of affordable housing options” 

o Land Use & Built Form – Housing:   

▪ “02 -Diversify housing options by exploring opportunities to integrate 

missing middle housing into low and low medium residential areas.” 

▪ “06 - Increase the development of affordable housing and mixed-

income housing, particularly in areas near transit, services and 

amenities.” 

▪ “07 - Expand family-friendly housing throughout the city.” 

▪ “08 - Capture 80 percent of new housing growth in regional centers, 

community centers and corridors, high-intensity residential areas, 

greenfield residential areas, innovation flex districts and university 

campus districts.” 

• Equity Concepts 

o Expanding Housing and Jobs Diversity (p. 41-42):  “A diverse range of housing 

options—including different prices, sizes, types and a mix of rental and for-

sale—is key to encouraging complete neighborhoods where families and 

households of all types and incomes can choose to live. Housing diversity 

includes the single-unit homes that are already found in many Denver 

neighborhoods, as well as units of different types and sizes that can 

complement the existing single-unit pattern of an area. The vision is for every 

neighborhood in Denver to offer affordable housing options.” 
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B. Uniformity of District Regulations and Restrictions 

The proposed official map amendment results in regulations and restrictions that are uniform 

for each kind of building throughout each district having the same classification and bearing the 

same symbol or designation on the official map, but the regulations in one district may differ 

from those in other districts. 

The application is requesting a rezoning to E-TU-B.  Urban Edge is the identified context area for 

the surrounding neighborhood as per Blueprint Denver.  The rezoning to the Urban Edge district 

will result in regulations and restrictions that are uniform.  

 

C. Public Health, Safety and General Welfare 

The proposed official map amendment furthers the public health, safety and general welfare of 

the City. 

The proposed map amendment will further the public health, safety, and general welfare of the 

city by improving a vacant parcel and associated right of way and providing a safe and decent 

place for residents to call home. 

 

12.4.10.8 – Additional Review Criteria for Non-Legislative Rezonings 

A. Justifying Circumstances 

One of the following circumstances exists:  

1. The existing zoning of the land was the result of an error;  

2. The existing zoning of the land was based on a mistake of fact;  

3. The existing zoning of the land failed to take into account the constraints on development 

created by the natural characteristics of the land, including, but not limited to, steep slopes, 

floodplain, unstable soils, and inadequate drainage;  

4. Since the date of the approval of the existing Zone District, there has been a change to such 

a degree that the proposed rezoning is in the public interest. Such change may include:  

a. Changed or changing conditions in a particular area, or in the city generally; or,  

The existing zoning of PUD 436 was established in the late 90’s to develop a higher 

density senior apartment complex.  That project never came to fruition and there is no 

intention from the property owner to ever construct the originally intended project.  

Recognizing the urgent need for affordable homeownership, Augustana Lutheran Church 

and Habitat for Humanity are requesting to rezone a portion of the property away from 

the PUD to E-TU-B.  The Urban Edge context is consistent with the surrounding area and 

the Two Unit designation will allow for the development of affordable missing middle 

housing as identified in Blueprint Denver. 
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b. A City adopted plan; or  

c. That the City adopted the Denver Zoning Code and the property retained Former 

Chapter 59 zoning. 

5. It is in the public interest to encourage a departure from the existing zoning through 

application of supplemental zoning regulations that are consistent with the intent and purpose 

of, and meet the specific criteria stated in, Article 9, Division 9.4 (Overlay Zone Districts), of this 

Code. 

 

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

Statements  

 

Neighborhood Context Description: “The Urban Edge Neighborhood Context is primarily single-

unit and two-unit residential uses … Single and two-unit residential uses are primarily located 

along local and residential arterial streets.” 

 

Zone District Purpose & Intent:  “The intent of the Residential districts is to promote and protect 

residential neighborhoods within the character of the Urban Edge Neighborhood Context … The 

standards of the two unit and row house districts promote existing and future patterns of lower 

scale multi unit building forms that typically address the street in the same manner as an urban 

house building form.” 

 

The proposed map amendment is consistent with the description of the Urban Edge context by 

establishing a two-unit residential use located along a local street.  It also aligns with the intent 

of the district by promoting a lower scale multi unit building form addressing the adjacent street.   
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Community Outreach Documentation 

 

Community outreach has been an important part of this process for Augustana Lutheran Church and 

Habitat for Humanity of Metro Denver.  Below is a summary of the outreach and agreements 

established to date. 

 

March 12, 2021 Project team met with Council Member Sawyer to discuss project and proposed 

rezoning 

 

March 18, 2021 Augustana and Habitat hosted a virtual meeting with Preservation of Residential 

South Hilltop Neighborhood Association (PRSHNA) board members to introduce 

project and listen to feedback 

 

May 5, 2021 Augustana and Habitat hosted virtual meeting with members of PRSHNA to 

discuss project.  Some concerns regarding parking and building design raised 

during the meeting. 

 

November 16, 2021 Letter signed by Augustana and Habitat delivered to PRSHNA outlining 

agreements to mitigate concerns. (see attached)  

 

December 16, 2021 Informed by Brad Yoshimitsu, PRSHNA Board Member, that the board voted to 

support the rezoning and will be submitting a letter of support 

 

 



















































Planning Board Comments

Submission date: 18 May 2022, 3:14PM

Receipt number: 235

Related form version: 2

Your information

Name Marty Fettig

Address or neighborhood

ZIP code 80246

Email Martyfettig@gmail.com

Agenda item you are commenting on

Rezoning

Address of rezoning

Case number

Draft plan

Plan area or neighborhood

Proposed text amendment

Project name

Historic district application

1 of 2



Name of proposed historic district

Comprehensive Sign Plan

Address of comprehensive sign plan

Case number

DURA Renewal Plan

Address of renewal project

Name of project

Other

Name of project your would like to comment on

Submit your comments

Would you like to express support or opposition to the project? Strong opposition

Your comment: This will add too much traffic in addition to the church traffic
and pre school traffic!!… and too much population density!!

If you have an additional document or image that you would like to

add to your comment, you may upload it below. Files may not be

larger than 5MB.

2 of 2



From: Rezoning - CPD
To: Penafiel Vial, Maria F. - CPD CE0429 City Planner Senior
Subject: FW: [EXTERNAL] Support for rezoning of 5101 Leetsdale Dr
Date: Tuesday, May 17, 2022 2:38:25 PM

 
 

From: Emily Spence <spence.emily@gmail.com> 
Sent: Tuesday, May 17, 2022 2:21 PM
To: Rezoning - CPD <Rezoning@denvergov.org>
Subject: [EXTERNAL] Support for rezoning of 5101 Leetsdale Dr
 
Hello,
 
I wanted to write and express my support for the rezoning of the portion of the Augustana site for
affordable housing. Denver has a huge deficit of affordable housing units and this project will seek to
address that. 
 
Thank you.
 
--
Emily
1285 Willow St, Denver, CO 80220
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