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Staff Report and Recommendation 
 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval for Application 
#2014I‐00033 for a rezoning from U‐SU‐A to U‐MS‐2x. 
 

Request for Rezoning 
 
Application:         #2014I‐00033 
Address:        3268 W 32nd Ave 
Neighborhood/Council District:  West Highland / Council District 1 
 
RNOs:  West Highland Neighborhood Association, Federal Boulevard 

Corridor Improvement Partnership, Denver Neighborhood 
Association, Inc., Inter‐Neighborhood Cooperation (INC) 

  
Area of Property:      31,164 square feet or 0.715 acres 
Current Zoning:       U‐SU‐A 
Proposed Zoning:      U‐MS‐2x 
Property Owner(s):      Emmaus Lutheran Church 
Owner Representative:      Neil Neudorff 
 
 
 
 
 
 
 

 
 
 



Rezoning Application #201I‐00033 
3628 W 32nd Ave 
September 10, 2015 
Page 2 

 
 

Summary of Rezoning Request 
Located in Northwest Denver in Council District 1, this West Highland neighborhood site is a non‐
residential, church‐owned property that fronts 32nd Avenue between Irving (west) and Speer Boulevard 
(east).  The property currently contains a vacant school building attached to the church, a small 
commercial building (used for storage) fronting 32nd Ave., and a surface parking lot that lies between 
32nd Ave. and the school/church building.  The site is immediately surrounded by existing commercial 
and mixed uses along 32nd Ave. that are embedded within a predominantly single family residential area.   
 

Northwest Denver Location 

 

The property owner seeks to rezone the property for 
potential redevelopment with the intent of supporting 
continued operation of the adjacent Emmaus Lutheran 
Church to the south.  The requested zone district is U‐MS‐
2x, defined as Urban Neighborhood –Main Street –2 Story 
Maximum x (lower‐intensity uses).   
 
The Main Street 2x district applies to small sites served 
primarily by local streets and embedded within an existing 
Urban neighborhood.  An Urban neighborhood is 
characterized by single‐unit and two‐unit residential uses, 
with embedded small‐scale multi‐unit residential and 
commercial uses.  Further details of this zone district can 
be found in Article 5.1 and 5.2.5.2 of the Denver Zoning 
Code (DZC).” Council District 1 Location 

 
West Highland Neighborhood 
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Existing Context  
 
Located in the southeast corner of West Highland, the property lies within a predominantly lower‐scale 
residential area and fronts 32nd Avenue, an east/west main street collector that is fronted by mix of 
retail, office and residential uses.  32nd Avenue is a main street corridor that provides services and 
amenities to the neighborhood and surrounding area.  The site is at the east terminus of 32nd Avenue, 
where it intersects with Speer Boulevard, a Mixed Use Arterial that provides convenient north/southeast 
access to Federal Boulevard, I‐25 and Downtown.  Speer Boulevard converges with Irving Street at 
Moncrieff Place, providing a continuous north/south connection to/from 46th Avenue in the Berkeley 
neighborhood. The subject site is within a 1/4 mile of Highland Park and Federal Boulevard, which is an 
enhanced transit corridor providing one of the highest levels of bus service in the region.  RTD Route 32 
provides a direct transit connection from the site to Downtown Denver. 
 
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  U‐SU‐A 
Church / school / 
surface parking 

1‐2 Story Institutional / 
commercial 
 

Generally a regular 
orthogonal grid of 
streets with block sizes 
and shapes that are 
consistent and 
rectangular;  
32nd Avenue connects 
across Speer east to 
Green Ct., where a 
modified curvilinear grid 
pattern is oriented 
around Highland Park.   
In both street and block 
patterns, vehicle parking 
to the side or rear of 
buildings (alley access).  
 

North  U‐SU‐A1 
Retail and mixed 
use 

1‐2 Story commercial 
block and traditional 
residential 
 

South  U‐SU‐A 
Church / on‐site 
residence 

1‐2 Story Institutional / 
residential 

East  PUD 
Commercial / car 
wash 

1 story / surface 
parking 

West  U‐MX‐2x 

‐Mixed 
commercial 
(restaurant & 
medical office),  
‐Single Family 
Residential  

1 ½ to 2 story 

 
 

The following zoning map shows the boundary of the Allen M. Ghost Historic Landmark District, which is 
bounded by Irving Street to the east, and the alley between 31st and 32nd Avenues to the north.  The 
district excludes five recently constructed single family homes at the corner of 31st Avenue and Irving 
Street.  
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1. Existing Zoning  
 
The U‐SU‐A zone district is defined as Urban Neighborhood– Single Unit, A – 3,000 s.f. zone lot 
minimum.  This district allows for the urban house building form on traditional blocks with a 
pattern of 25 foot wide lots.  Compared to the other SU districts, U‐SU‐A allows for the 
shallowest setbacks and the highest lot coverage in the Urban Neighborhood context.  Other 
possible uses in this district include elementary or secondary schools, Public and Religious 
Assembly, Community Center and Day Care Center.  For additional details of the zone district, 
see DZC Section 5.2.2. 

 

Allen M. Ghost 
Historic Landmark District 

Allen M. Ghost 
Historic Landmark District 
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2. Existing Land Use Map  
 

 
 

 
 
 

Mixed Use 
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3. Existing Building Form and Scale 

 

 
View of site fronting 32nd Ave looking southeast 
from 32nd & Irving. 
 

 
West – Single Family residential (foreground) and 
mixed use commercial (background) on the right, 
viewed from 31st and Irving looking north. 

 

 
North – Commercial mixed use front the north side 
of 32nd Ave (right side), viewed from 32nd & Speer 
Blvd looking west. 

 

 
West – Mixed use commercial and single family 
residential, viewed from 32nd Ave looking southwest 
along Irving Street. 

 
South ‐ Emmaus church viewed from 31st and Irving 
Looking North. 

 
East – View from Speer Boulevard of commercial 
carwash facility in the foreground with the subject 
property (school and church) visible in the background.
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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: Approved ‐ No Comments 
 
Development Services – Project Coordination: No Comments 
 
Development Services – Wastewater: Approved – See Comments Below 

There is no objection to the rezoning request, however applicant should be under notice that 
the Public Works will not approve any development of this property without assurance that 
there is sufficient sanitary and storm sewer capacity.   A sanitary study and drainage study may 
be necessary.  These studies may results in a requirement for the developer to install major 
infrastructure improvements or a limit to development if current infrastructure is insufficient.   

 
Public Works – City Surveyor: Approved – No Comments 
 
Parks & Recreation Department: Approved ‐ No Comments 
 
Denver Environmental Health: The Denver Department of Environmental Health (DEH) has no 
information regarding environmental conditions that should be considered for this rezoning request.  
DEH concurs with the proposed zoning change. 

 
General Notes:  Most of Colorado is high risk for radon, a naturally occurring radioactive gas.  
Due to concern for potential radon gas intrusion into buildings, DEH suggests installation of a 
radon mitigation system in structures planned for human occupation or frequent use.  It may be 
more cost effective to install a radon system during new construction rather than after 
construction is complete. 
 
Scope & Limitations: DEH performed a limited search for information known to DEH regarding 
environmental conditions at the subject site.  This review was not intended to conform to ASTM 
standard practice for Phase I site assessments, nor was it designed to identify all potential 
environmental conditions.  In addition, the review was not intended to assess environmental 
conditions for any potential right‐of‐way or easement conveyance process.  The City and County 
of Denver provides no representations or warranties regarding the accuracy, reliability, or 
completeness of the information provided. 

 
Denver Fire Department: No Comments    
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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 March 3, 2015. 

 CPD staff provided Information notice of receipt of a revised rezoning application to the affected 
members of City Council and registered neighborhood organizations on July 6, 2015. 

 The property was legally posted for a period of 15 days announcing the August 19, 2015 Denver 
Planning Board public hearing, and written notification of the hearing has been sent to all 
affected registered neighborhood organizations and City Council members. 

 A Council Planning and Neighborhood Committee review on September 16th was noticed on July 
22nd.  The committee will vote to refer the rezoning application to the full City Council for final 
action at a public hearing. 

 Following City Council Committee review, the rezoning application will be referred to the full 
City Council for final action at a public hearing.  A City Council public hearing is tentatively 
scheduled for October 26th, 2015, and will be published with a 21 day notice.  
 
 

 Registered Neighborhood Organizations (RNOs) 
o The applicant has reached out to the applicable neighborhood organizations listed on 

the cover page of this report, and has regularly attended West Highland Neighborhood 
Association (WHNA )meetings since October of 2014 

o In  March 2015, the West Highland Neighborhood Association (WHNA) submitted a 
letter to Council District 1 and copied CPD staff, requesting that the District Office 
encourage the applicant to fulfill WHNA’s request for a traffic and parking impact study 
prior to their forming a position on the proposed rezoning (and medical office 
development concept).  The applicant presented a completed traffic and parking impact 
study to WHNA on May 5th.   

o On August 16th, WHNA submitted a follow‐up letter off opposition, stating that single 
family redevelopment of this site is unlikely, and that a planned unit development (PUD) 
rezoning is the best way to move forward (see attached correspondence for the full text 
of the WHNA position letter). 

o The applicant sponsored two site concept design workshops in April and June, 2015.  
The workshops involved neighborhood residents living within 200 ft of the site, and 
other participants selected with WHNA input.  At these workshops, the applicant 
presented the requested traffic and parking impact study related to the proposed 
medical office project, and explored building form and materials with reference to the 
U‐MS‐2x zone district.  As a result of community input during the design workshops, the 
architects prepared a vision document that is intended to guide the building’s design. 

o Prior to regular attendance at WHNA meetings and the design workshops referenced 
above, the applicant hosted two meetings specifically for those living within 200 feet of 
the project (April and May 2014), two additional meetings with community members 
(August 2013 & December 2014), and provided information to the community via a 
booth at the Highlands Street Fair (June 2014).  
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 Other Public Comment 
o As of the date of this staff report, CPD has received 41 letters expressing support for 

rezoning the property to U‐MS‐2x, and 15 letters expressing opposition.   
 Letters of support encourage rezoning on the site to allow for mixed use 

development, including the potential for health care to serve the surrounding 
population and to reduce required travel to access such services.  Other 
comments indicate support for the context of proposed rezoning and potential 
medical office use, stating that the site is surrounding on 3 sides by commercial 
buildings, and a non‐residential religious assembly use to the south. 

 Letters of opposition primarily focus on concerns related to traffic impacts 
resulting from potential commercial development to surrounding residential 
properties and the existing local street network.  Other comments suggest that 
Blue print Denver does not support a change from single family residential use 
to mixed use.  One letter suggests that that any new development should reflect 
neighborhood input and character through a PUD rezoning process.  One letter 
of opposition contains a packet with several position statements and analysis of 
an online petition by a West Highland Resident. 

o See the attached correspondence within the application, and following the application 
for the full text of all of these public comments. 
 

o Planning Board Public Testimony 
 A number of neighborhood residents and church affiliates provided comments 

at the public hearing.   
 Most of the residents expressed opposition to the proposed U‐MS‐2x rezoning 

and to the proposed medical office project.  Concerns were based on assumed 
negative parking and traffic impacts, the unknown scale and character of the 
building & project, and some who disagreed with Staff’s interpretation of main 
street land use being consistent with Blueprint Denver.  Some residents 
expressed opposition to any other zone district than the current U‐SU‐A, while 
others encouraged a PUD to address neighborhood concerns outlined above.  

 Supporters highlighted the opportunity to put an underutilized site and parking 
lot to more productive and vibrant use, such as a medical office building that 
would provide services to the neighborhood.  
 

In response to neighborhood concerns outlined above, it is important to note that the proposed zoning 
contains design standards and use limitations that promote development that is consistent in scale and 
character of the surrounding area.  Having reviewed these comments, staff finds of the application is 
consistent with the rezoning review criteria, as described below. 
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Criteria for Review / Staff Evaluation 
 
The criteria for review of this rezoning application are found in DZC, Sections 12.4.10.13 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 
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) 
 

Comprehensive Plan 2000 
 Environmental Sustainability Strategy 2‐F – Encourages conservation of 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. 

 Land Use Strategy 3‐B – Encourages 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. 

 Economic Activity Objective 5 ‐ Supports the creation and growth of neighborhood businesses 
that enhance the vitality and quality of life in their communities.   

 Mobility  Strategy  4‐E  ‐  Promotes mixed‐use  development which  enables  people  to  live  near 
work, retail and services. 

 Human Environment / Neighborhoods, Strategy 1‐C   
o Encourages strengthening the sense of place  in each neighborhood with adequate and 

well‐designed,  public‐realm  facilities  such  as  branch  libraries,  recreation  centers,  fire 
stations, neighborhood businesses and retail areas.  

o Encourages continued help  to activate neighborhood‐based  facilities such as places of 
worship and schools.  

The proposed U‐MS‐2x  zone district will ensure quality  infill development  that  is  consistent with  city 
goals  and  strategies  outlined  above.  The  U‐MS‐2x  zone  district  supports  a  variety  of  mixed  uses, 
including commercial uses that would be accessible to surrounding residents and enable people to  live 
near  work,  shops,  and  services.    The  proposed  zoning  will  advance  goals  related  to  neighborhood 
quality. U‐MS‐2x requires use of the Shopfront building form, with design standards that are intended to 
orient buildings  in a manner  that gives prominence  to  the pedestrian  realm as a defining element of 
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neighborhood  character,  promotes  pedestrian  activity,  and  establishes  a  sense  of  security  and 
community  (See DZC  5.3  – Design  Standards).    These  design  standards  include  a maximum  building 
height  of  2  stories/35  feet,  a  build‐to  requirement  to  encourage  building  placement  close  to  the 
sidewalk, and a required pedestrian entrance on the street to give prominence to the pedestrian realm. 

 
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.  It also classifies 32nd Avenue as a Main Street 
Collector, Speer Boulevard as a Mixed Use Arterial and Irving Street as an Undesignated – Local Street. 
 

Future Land Use 

 
The Blueprint Denver Future Land Use for the property is ‘Single Family Residential’ in an ‘Area 
of Stability.’ Single family homes are the predominant residential type in this Land Use Area, and 
there may also be an employment base, although it is significantly smaller than the housing base 
(pgs 42‐43). Single family neighborhoods are defined under a broader category of Residential 

2002 Blueprint Denver  
Future Land Use Map 
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Areas and Neighborhoods, which Blueprint Denver states: “A neighborhood is an area that 
consists primarily of residential land uses.  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 . . . Neighborhoods are primarily 
residential but vary in density, size and adjacency of non‐residential uses “(Page 41). 
The proposed U‐MS‐2x zone district is compatible with the single family residential land use 
designation. The zone district, which is intended to apply to small sites “embedded in existing 
and proposed neighborhoods” (DZC, Section 5.2.5.2) would allow for single family homes, while 
also providing the opportunity for small‐scale, neighborhood‐serving commercial and retail that 
complement the surrounding single family uses. The “x” in the U‐MS‐2x zone district indicates 
additional limitations and review processes that are specifically intended to limit the impact of 
commercial uses in a primarily single‐family area.  

 

Area of Stability 

 According to Blueprint Denver, Areas of Stability are intended to maintain the character of an 
area while accommodating some new development and redevelopment. Areas of stability are 
defined on page 122 as belonging to one of two categories: 
 
1. “Committed Areas” where a stable neighborhood may benefit from minor infill 

development rather than large‐scale, major redevelopment, and  
 

2. “Reinvestment Areas” where a neighborhood’s character is desirable to maintain, but would 
benefit from reinvestment through modest infill or major projects in a small area. Reinvestment 
areas are intended to encourage investment but in a more limited and targeted way than Areas 
of Change.  Reinvestment challenges such as lack of services, and improvement opportunities 
such as redeveloping underutilized land to provide needed neighborhood services, can be 
addressed through infill development. The proposed area for U‐MS‐2x zoning is currently an 
underutilized surface parking lot with a small commercial building used as storage. Limited and 
targeted infill development as a reinvestment area could maintain the neighborhood’s character 
and further stabilize the neighborhood with a more active and beneficial use.   

Blueprint Denver also identifies strategies to meet the plan goals for Areas of Stability (Page 25).  
The proposed U‐MS‐2x zoning addresses three of these strategies: 

 

 Address incompatible zoning and land use issues (Page 25) 
The proposed U‐MS‐2x zoning  provides a zone district that is more compatible with the 
site’s location on a main street collector (32nd Avenue) and  its central location within a small 
neighborhood node of existing commercial and mixed uses at the intersection of Speer and 
32nd Avenue. Uses that could negatively impact surrounding residential uses, such as lodging 
accommodations and vehicle service & repair, are not allowed in the U‐MS‐2x zone district.  
The zone district also contains limitations, such as restricting overnight stays for medical 
office, that aim to improve the compatibility of embedded commercial uses in a 
predominantly residential area. 
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 Compatibility between existing and new development, design and development standards 
(Page 25) 

The U‐MS‐2x zoning has siting and design standards to establish compatibility between existing 
and new development.  Design standards include: 

o A 2‐story maximum / 35 ft high maximum building height,  
o A 5 ft maximum build‐to (for commercial or mixed buildings) along 75% of the 

primary street frontage (32nd Ave. would be the primary street for this site)  
o Parking not allowed between the building and the primary and side street 
o 60% transparency along the primary street, and 25% transparency along a side 

street 
o Surface parking screening with landscaping / garden wall 
o A 10 ft rear setback adjacent to a protected residential district 

 Diversity of housing type, size, and cost (Page 25) 
The U‐MS‐2x zoning will allow a greater variety of housing options than the current zoning, 
which would only allow for single‐family homes 

 

In summary, for the reasons outlined above, the proposed U‐MS‐2x zoning is consistent with the 
Blueprint Denver Area of Stability – Reinvestment Area concept.   

 

Blueprint Denver Street Classification 
32nd Avenue 

The site fronts 32nd Avenue. The Blueprint Denver Land Use and Transportation Map classifies 32nd 
Avenue as a “Main Street Collector,” which reflects the historic pattern of mixed use commercial and 
residential buildings oriented to a street with sidewalks, tree lawns and on‐street parking.  This main 
street corridor grew along the Denver Tramway streetcar system which operated in Denver until 1950. 
According to Blueprint Denver: 

 Main streets are designed to promote walking, bicycling, and transit within an attractive 
landscaped corridor.  Typical Main Street design elements include buildings close to the street 
with access to on‐street parking, tree lawns / amenity zones, wide sidewalks with transit access 
and pedestrian plazas, visible crosswalks and signals, bicycle facilities and street furniture (pg 
56).  

Blueprint Denver describes Collector Streets as providing a greater balance between mobility and land 
access within residential, commercial and industrial areas.  Posted speed limits on collector streets 
generally range from 25 to 35 miles per hour, with traffic volume and capacity of 5,000 vehicles per day 
for a two lane street, or more depending on the width, or number of travel / turning lanes of the facility 
(pg 51). 

 

 
Speer Boulevard 

 The intersection of Speer Boulevard and 32nd Avenue is just 90 ft to the east of the subject 
property.  According to Blueprint Denver, arterial streets provide a high degree of mobility and 
generally serve longer vehicle trips to, from, and within urban areas.  Denver’s arterial system 
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interconnects residential neighborhoods to employment centers, commercial centers and other 
major urban elements.  The volume and capacity of arterials can be 10,000 vehicles for a two 
lane facility, or more depending on the width, or number of travel / turning lanes of the facility 
(pg 51). 

 Mixed use streets typically emphasize a variety of travel choices for pedestrian, bicycle and 
transit use, and can serve mixed‐use commercial, retail and residential areas with substantial 
pedestrian activity.  Landscaped medians, tree lawns, on‐street parking and sidewalks are higher 
priorities than the number of travel lanes on this type of street (pg 57). 

 

Irving Street  

Blueprint Denver categorizes Irving Street (south of 32nd Avenue) as a local – undesignated street 
providing local access to residential and non‐residential uses in the neighborhood.  Local street mobility 
is typically incidental and involves relatively short trips at lower speeds to and from other streets, with 
traffic volumes that should not exceed 2,000 vehicles a day (pg 51). 

 

The proposed U‐MS‐2x zoning is consistent with Blueprint Denver’s street classifications. The U‐MS‐2x 
zone district is an appropriate zone district for commercial, residential or mixed uses that would benefit 
from convenient access to a main street collector and a mixed use arterial.   In particular, the proposed 
zoning is consistent with 32nd Avenue’s designation as a Main Street Collector since its design standards 
(described above) align with Blueprint’s vision for pedestrian‐friendly main streets.  

 
 
2. Uniformity of District Regulations and Restrictions 

 
The proposed rezoning to U‐MS‐2x 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 
primarily through implementation of the city’s adopted land use plans. 
 

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.”  Changing conditions are listed as follows: 
 

 Recent infill / redevelopment of a two‐story commercial building across the street on the west 
side of Irving, fronting 32nd Avenue occurred in 2012.  This building contains a ground‐level 
restaurant and dental services on the second floor, and further establishes the main street 
character of the corridor.  Other buildings near the property along 32nd Ave and at the Speer 
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intersection contain active commercial uses that have operated in the neighborhood for many 
years.  

 The small building (on‐site) and adjacent school building (adjacent and south of the site) are 
owned by the church and are not occupied.  The school was once operational, but in recent 
years has discontinued. This changed condition contributes to the underutilized condition of the 
parking area. 

 The Emmaus Lutheran Church, owner of the site and adjacent parcel, has reconfigured the 
church property into two parcels in order to facilitate infill development on the site.   

 The church recently obtained a certificate of non‐historic status for the small building fronting 
32nd Avenue (and the school annex) from the Landmark Commission. 

 
These are appropriate justifying circumstances for the proposed rezoning to U‐MS‐2x. 

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

Intent Statements 
 
The requested U‐MS‐2x zone district is within the Urban Neighborhood Context, which is primarily 
characterized by single‐unit and two‐unit residential uses, with embedded small‐scale multi‐unit 
residential and commercial areas.  Commercial buildings are typically shopfront and general forms that 
may contain a mixture of uses within the same building.  Multi‐unit and commercial uses are primarily 
located along mixed‐use arterial or main streets but may be located at or between intersections of local 
streets.  Urban neighborhoods are typically characterized by a pattern of block shapes surrounded by an 
orthogonal street grid and a consistent presence of alleys.  Blocks are typically served by detached 
sidewalks, tree lawns, street parking and landscaping in the front setback.  Residential building typically 
have consistent, moderate front setbacks, while commercial buildings typically have consistent 
orientation and shallow front setbacks with parking at the rear and/or side of the building.   
 
The proposed rezoning to U‐MS‐2x is consistent with the neighborhood context description. 
 
Main Street zone districts are intended to ensure new development contributes positively to established 
residential neighborhoods and character, and to improve the transition between commercial 
development and adjacent residential neighborhoods.  U‐MS‐2x applies to small sites served primarily 
by local streets embedded within an existing or proposed neighborhood.  These are typically one or two 
parcels and are limited to low scale building forms (1 to 2 stories) and low intensity uses.  As stated in 
the neighborhood context description above, multi‐unit and commercial uses may also be located along 
main streets, such as 32nd Avenue.  The street classifications and appropriate building heights and 
limited commercial uses in this area are consistent with the zone district purpose and intent statements. 
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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 3268 W 32nd Avenue to a U‐MS‐2x zone district meets the requisite review criteria.  
Accordingly, staff recommends approval. 
 

Planning Board Recommendation  
Following the public hearing, the Planning Board voted 5 in favor and 3 opposed to recommend 
approval to the Denver City Council.  Supporting votes were based upon the finding that all of the 
applicable review criteria had been met.  Two opposing votes were based on concerns that the 
proposed rezoning area was not consistent with the existing conditions surrounding the site.  One 
opposing vote expressed reservations over Staff’s interpretation of the Blueprint Denver Single Family 
Residential land use recommendation.   
 
 

Attachments 
1. Application 
2. Public and RNO comment letters 

a. Letters of Support 
b. Letters of Opposition 
c. Letter of opposition containing personal position statements, the WHNA position 

statement, and a summary and analysis of an online petition. 
 



 
2014I-00033

1  
July 6th, 2015 $1000 CC payment 02/26/15



 
2014I-00033

2  
July 6th, 2015 $1000 CC payment 02/26/15



2014I-00033
3

July 6th, 2015 $1000 CC payment 02/26/15



Revised Legal Description 
Emmaus Re-Zoning 
32nd Avenue and Irving Street 

Lots 7 and 8, Lot 6 except  the east 16' thereof and Lot 9, except the east 16' thereof; said exceptions 
conveyed to the City and County of Denver for alley purposes, Block 30, HIGHLAND PARK, City and 
County of Denver, State of Colorado.
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3120 Irving Street Rezoning Application Attachment 

1. Consistency with Adopted Plans
Denver Comprehensive Plan 2000 (“Plan 2000”) and Blueprint Denver provide the following
policies that support a re-zoning request from U-SU-A to U-MS-2X.

Comprehensive Plan 2000 

 Congruency of land use and zoning-specifically the need for a “more diverse mix of uses
within geographically proximate areas”.

 Compact development-specifically “reduce urban sprawl and residents more directly
connected to services and amenities within their immediate living environment”.

Blueprint Denver 

 The Blueprint Denver Future Land Use for the property is ‘Single Family Residential’ in
an ‘Area of Stability.’ Single family homes are the predominant residential type in this
Land Use Area, and there may also be an employment base, although it is significantly
smaller than the housing base (pgs 42-43).

 Areas of Stability are intended to maintain the character of an area while accommodating some
new development and redevelopment. Areas of stability are defined as belonging to one of two
categories (pg 122):

1. “Committed Areas” where a stable neighborhood may benefit from minor infill development
rather than large-scale, major redevelopment, and 
2. “Reinvestment Areas” where a neighborhood’s character is desirable to maintain, but would

benefit from reinvestment through modest infill or major projects in a small area. Reinvestment 

areas are intended to encourage investment but in a more limited and targeted way than Areas 

of Change.  Reinvestment challenges such as lack of services, and improvement opportunities 

such as redeveloping underutilized land to provide needed neighborhood services can be 

addressed through infill development in such areas.  Re-zoning the this property could help to 

revitalize the property, which is currently an underutilized parking lot and private school 

building annex, and also support revitalization of 32nd Avenue. 

 The Blueprint Denver Land Use and Transportation Map shows this segment of 32nd

Avenue to be a “Main Street Collector,” a street classification that appears to be based
on historic land uses and commercial / mixed use buildings fronting  sidewalks,
pavement for vehicles, and former Denver Tramway streetcar service.

 Blueprint Denver defines Main Streets as serving retail and mixed uses in areas such as
neighborhood centers.  Main streets are designed to promote walking, bicycling, and
transit within an attractive landscaped corridor.  Typical Main Street design elements
include buildings close to the street with access to on-street parking, tree lawns /
amenity zones, wide sidewalks with transit access and pedestrian plazas, visible
crosswalks and signals, bicycle facilities and street furniture. The U-MS-2x zoning
designation accomplishes these goals (pg 56).
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 Blueprint Denver describes Collector Streets as providing a greater balance between mobility 
and land access within residential, commercial and industrial areas.  

 

2. Justifying Circumstances 
The land or its surroundings has changed or is changing to such a degree that rezoning that 
it is in the public interest to encourage a redevelopment of the area to recognize the 
changed character of the area: 

 Recent infill / redevelopment of a two story mixed use occurred in 2012 across the 
street on the west side of Irving, fronting 32nd Avenue.  The form of the other 
commercial, residential and mixed use buildings adjacent to and across 32nd Ave. is one 
to two-story buildings with shallow setbacks (or no setbacks). 

 The existing SU zone district on the subject property includes the parking lot of an 
adjacent Lutheran School building (associated with the existing Emmaus Lutheran 
Church), and a small medical office building.  While these were viable uses in the past, 
they are underutilized today with a mostly empty parking area fronting 32nd Ave (a Main 
Street Collector), and there is a need for revitalization. 
o The small building (on-site) and adjacent school building are owned by the church, 

and are not occupied, which contributes to the underutilized condition of the 
parking area. 

o The church can no longer afford to maintain the buildings. 

 The congregation cannot afford to demolish the buildings, but anticipates demolition to 
support redevelopment, including a building fronting 32nd Avenue and possible church 
parking area between a new building and the church (where the school building exists 
today). 

 The church has reconfigured their parcel into two parcels: a north parcel which includes 
the school site and its parking field and the small building, adjacent to 32nd Ave. PARCEL 
02293-02-027-000; and a south parcel which includes the Emmaus Church building, 
adjacent to 31st Ave. PARCEL 02293-02-026. 

 The church intends to place the north parcel into a newly formed joint venture, named 
"West Highlands Gateway".  The new joint venture will be a taxable venture, returning 
that parcel to the tax rolls of the City and County of Denver. 

 In keeping with the mission of Emmaus Lutheran Church, the congregation intends to be 
good neighbors, and to be of service to its surrounding neighbors. The Emmaus 
congregation interest in developing a new medical office building on their northern 
parcel will meet these criteria in order to make demolition and reprogramming of the 
north and south parcels cost feasible. 

 Medical Office is an allowed use under the U-MS-2x zone district. 

 

3. Consistency with the Applicable Neighborhood Context, and 

Purpose and Intent of the Proposed Zone District 
Neighborhood Context 
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The Urban Neighborhood (U) Context is primarily characterized by single-unit and two-unit 
residential uses, with small-scale multi-unit residential uses and commercial areas typically 
embedded in residential areas.  Commercial buildings are typically shop front and general 
forms that may contain a mixture of uses within the same building.  Commercial uses are 
primarily located along mixed-use arterial or main streets but may be located at or between 
intersections of local streets.  Commercial buildings are typically low-scale buildings, with 
consistent orientation and shallow front setbacks, and with parking at the rear and/or side 
of the building.  There is a balance of pedestrian, bicycle and vehicle reliance with greater 
access to the multi-modal transportation system (DZC, 5.1-1). 

Proposed U-MS-2X Zone District 
Main Street Zone Districts are intended to promote safe, active, and pedestrian-scaled 
commercial streets through the use of building forms that clearing define and activate the 
public street edge.  This is intended to enhance the convenience, ease and enjoyment of 
transit, walking, shopping and public gathering along commercial streets.  Main Street 
districts are also intended to ensure that new development contributes positively to 
established residential neighborhoods and character, and improves the transition between 
commercial development and residential neighborhoods.  The U-MS-2x applies to small 
sites served primarily by local streets embedded within a neighborhood.  These are typically 
one or two parcels and are limited to low scale building forms and low intensity uses. 
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Letters of Support Attached to the Application



 
 
 
RE: Emmaus Lutheran Church at 3120 Irving Street, Denver, CO 80211 
 
Dear Sir or Madam, 
 
I own property within 200 feet of the proposed development on the Emmaus Lutheran Church 
property at 3120 Irving Street. 
 
I understand that the Church is looking to develop the site to create a recurring income for the 
Church to continue its mission while providing a community benefit.  I understand that the 
Church’s Lutheran School was forced to close two years ago for financial reasons and the need 
to adapt to changing times. 
 
I also understand that the Church is looking to rezone a portion of their property to either U-MS-
2x or U-MX-2x for a two story medical office building, and keep the church sanctuary and the 
parish house.  I understand that the goal is to keep the church operating on the site for another 
hundred years, as it has for the past hundred. 
 
I liked what I heard and I am in favor of what the church is proposing to do.  The Church is a 
good neighbor. 
 
Please keep me advised as the proposal progresses. 
 
Sincerely, 
 

 
      
Signature 
 
Ryan Diggins      
Print Name 
 
7-21-14      
Date 
 
 
3300 W 32nd Avenue, Denver, CO 80211  
Address 
 
 









































Attachement 2. Public and RNO Comment Letters
 A. Letters of Support



From: Brad Wright
To: Espinoza, Rafael G. - City Council; rg@gmail.com; Rezoning - CPD
Subject: Brad: Support for Medical Office Building project on Emmaus Church land
Date: Monday, July 27, 2015 7:57:51 PM

Dear Councilman Espinoza and Members of Planning Board,

I am a 63 year old resident of West Highlands and I am writing to you in support of the
 rezoning application to build a Medical Office Building on the Emmaus Lutheran Church
 land at the southeast corner of 32nd & Irving.

Northwest Denver is my home since 2000 and will always be my home. A medical office
 building in that location would be incredibly beneficial to me.

I believe that the project is appropriate for the location, particularly since it would be
 surrounded by commercial buildings to the west, north, and east, and buffered by the church
 building to the south. I also think that the proposed 2-story building is a reasonable size and
 won’t be disruptive to the neighborhood fabric. I have spoken with the landowner and
 understand that the development team has been working with community members to create a
 vision for the building’s design and how best to incorporate it into my wonderful existing
 neighborhood.

I have worked with several efforts, both as a professional and as a volunteer, to make
 communities more walkable and sustainable. I encourage appropriate projects like this that
 provide necessary services within a neighborhood context. I urge you to support this rezoning
 application. Thank you for your time.

Brad Wright,
3631 W. 30th Ave.

New mail is tirebiter8@gmail.com

mailto:tirebiter8@gmail.com
mailto:Rafael.Espinoza@denvergov.org
mailto:rg@gmail.com
mailto:Rezoning@denvergov.org
mailto:tirebiter8@gmail.com


From: Ron Werner
To: Rezoning - CPD; Espinoza, Rafael G. - City Council; nmcwesthighland@gmail.com
Subject: project on Emmaus Church land
Date: Monday, July 27, 2015 10:22:11 PM
Attachments: 332F8E45-D46C-4DD9-93F1-FDD7426A4AF1[19].png

Dear Councilman Espinoza and Members of Planning Board,
 
I am a resident of Denver,  and I am writing to you in support of the rezoning application to build a Medical Office 
Building on the Emmaus Lutheran Church land at the southeast corner of 32nd & Irving 
(http://bit.ly/neighborhoodmedicalcare).
 
The community in northwest Denver is home to a growing number of families, as well as many seniors in need of 
medical care. A medical office building (with an adjacent parking lot) in that location would be incredibly 
beneficial for the neighborhood. 
 
I believe that the project is appropriate for the location, particularly since it would be surrounded by commercial 
buildings to the west, north, and east, and buffered by the church building to the south. I also think that the 
proposed 2-story building is a reasonable size and won’t be disruptive to the neighborhood fabric. I understand 
that the development team has been working with community members to create a vision for the building’s design 
and how best to incorporate it into our wonderful existing neighborhood.
 
If we are really sincere about wanting to make our community more walkable and sustainable, we need to 
encourage appropriate projects like this that provide necessary services within a neighborhood context. I urge you 
to support this rezoning application. Thank you for your time.

Ronald E. Werner
President & Co Founder
HW Home, Inc.
 

 

www.hwhome.com

A Colorado Company since 1999
National Home Furnishings Retailer of the Year

mailto:Ron@hwhome.com
mailto:Rezoning@denvergov.org
mailto:Rafael.Espinoza@denvergov.org
mailto:nmcwesthighland@gmail.com
http://bit.ly/neighborhoodmedicalcare
applewebdata://0a3c3114-4fb6-4fca-8b67-7c35e739313d/visit%20www.hwhome.com



From: Lyric Turner
To: Rezoning - CPD; Espinoza, Rafael G. - City Council; nmcwesthighland@gmail.com
Subject: Support for Medical Office Building project on Emmaus Church land
Date: Monday, July 27, 2015 2:15:29 PM

Dear Councilman Espinoza and Members of Planning Board,

I am a resident of Highlands (W. 37th and Eliot), and I am writing to you in support of the rezoning
 application to build a Medical Office Building on the Emmaus Lutheran Church land at the southeast
 corner of 32nd & Irving (http://bit.ly/neighborhoodmedicalcare).

The community in northwest Denver is home to a growing number of families, as well as many seniors in
 need of medical care. A medical office building (with an adjacent parking lot) in that location would be
 incredibly beneficial for the neighborhood. 

I believe that the project is appropriate for the location, particularly since it would be surrounded by
 commercial buildings to the west, north, and east, and buffered by the church building to the south. I also
 think that the proposed 2-story building is a reasonable size and won’t be disruptive to the neighborhood
 fabric. I understand that the development team has been working with community members to create a
 vision for the building’s design and how best to incorporate it into our wonderful existing neighborhood.

If we are really sincere about wanting to make our community more walkable and sustainable, we need to
 encourage appropriate projects like this that provide necessary services within a neighborhood context. I
 urge you to support this rezoning application. Thank you for your time.

Lyric Turner
President
Red House Staging & Interiors
www.redhousestaging.com
lyric@redhousestaging.com
office: 202-257-2072
mobile: 720-648-4799

mailto:lyric@redhousestaging.com
mailto:Rezoning@denvergov.org
mailto:Rafael.Espinoza@denvergov.org
mailto:nmcwesthighland@gmail.com
http://bit.ly/neighborhoodmedicalcare


From: Stephanie Owens
To: Rezoning - CPD; Espinoza, Rafael G. - City Council; nmcwesthighland@gmail.com
Subject: Medical office West Highlands
Date: Wednesday, August 05, 2015 6:30:47 PM

Dear Councilman Espinoza and Members of Planning Board,

I am a resident of West Highlands, and I am writing to you in support
of the rezoning application to build a Medical Office Building on the
Emmaus Lutheran Church land at the southeast corner of 32nd & Irving
(http://bit.ly/neighborhoodmedicalcare).

The community in northwest Denver is home to a growing number of
families, as well as many seniors in need of medical care. A medical
office building (with an adjacent parking lot) in that location would
be incredibly beneficial for the neighborhood.

I believe that the project is appropriate for the location,
particularly since it would be surrounded by commercial buildings to
the west, north, and east, and buffered by the church building to the
south. I also think that the proposed 2-story building is a reasonable
size and won’t be disruptive to the neighborhood fabric. I understand
that the development team has been working with community members to
create a vision for the building’s design and how best to incorporate
it into our wonderful existing neighborhood.

If we are really sincere about wanting to make our community more
walkable and sustainable, we need to encourage appropriate projects
like this that provide necessary services within a neighborhood
context. I urge you to support this rezoning application. Thank you
for your time.

--
Stephanie Owens
3315 Meade St.
Denver, 80211

mailto:stephowens1@gmail.com
mailto:Rezoning@denvergov.org
mailto:Rafael.Espinoza@denvergov.org
mailto:nmcwesthighland@gmail.com
http://bit.ly/neighborhoodmedicalcare


From: hunter neudorff
To: Rezoning - CPD; Espinoza, Rafael G. - City Council; nmcwesthighland@gmail.com
Subject: Support for Medical Office Building project on Emmaus Church land
Date: Wednesday, August 05, 2015 9:15:40 PM

Dear Councilman Espinoza and Members of Planning Board,
 
I am a resident of North Denver, and I am writing to you in support of the rezoning application
 to build a Medical Office Building on the Emmaus Lutheran Church land at the southeast
 corner of 32nd & Irving (http://bit.ly/neighborhoodmedicalcare).
 
The community in northwest Denver is home to a growing number of families, as well as
 many seniors in need of medical care. A medical office building (with an adjacent parking
 lot) in that location would be incredibly beneficial for the neighborhood. 
 
I believe that the project is appropriate for the location, particularly since it would be
 surrounded by commercial buildings to the west, north, and east, and buffered by the church
 building to the south. I also think that the proposed 2-story building is a reasonable size and
 won’t be disruptive to the neighborhood fabric. I understand that the development team has
 been working with community members to create a vision for the building’s design and how
 best to incorporate it into our wonderful existing neighborhood.
 
If we are really sincere about wanting to make our community more walkable and sustainable,
 we need to encourage appropriate projects like this that provide necessary services within a
 neighborhood context. I urge you to support this rezoning application. Thank you for your
 time.
 
Hunter Neudorff

mailto:booshalelee17@gmail.com
mailto:Rezoning@denvergov.org
mailto:Rafael.Espinoza@denvergov.org
mailto:nmcwesthighland@gmail.com
http://bit.ly/neighborhoodmedicalcare


From: Paige Merriman
To: Rezoning - CPD; Espinoza, Rafael G. - City Council; nmcwesthighland@gmail.com
Subject: Support for Medical Office Building project on Emmaus Church land
Date: Tuesday, July 28, 2015 7:46:16 AM

To Whom It May concern:
 
I live in Potter Highlands in northwest denver.  I support Emmaus church being  rezoned and
 converted to a medical office (urgent care) for residents in the neighborhood.  This is
 something that is missing and is welcomed so that we don't have to drive to downtown or
 elsewhere to get medical attention.

I encourage you to allow this business to  come into our neighborhood rather than the
 endless, over-abundant number of eateries and high-priced, frivilous boutiques that have
 innundated my neighborhood.    
 
It is especially nice that there is off-street parking for this establishment considering that all
 the other restaurants force patrons to park on the street and congest our streets and
 neighborhood streets. 
 
If you have questions please contact me.
Thank you
Paige Merriman
2824 w. 35th ave
303-458-8847

 

 
 
 

mailto:paige_m@hotmail.com
mailto:Rezoning@denvergov.org
mailto:Rafael.Espinoza@denvergov.org
mailto:nmcwesthighland@gmail.com


From: Courtney McRickard
To: Espinoza, Rafael G. - City Council; Rezoning - CPD; nmcwesthighland@gmail.com
Subject: Support for Medical Office Building project on Emmaus Church land
Date: Tuesday, August 11, 2015 10:06:15 AM

Dear Councilman Espinoza and Members of Planning Board,
i am writing to express my support for the rezoning and development of a medical 
office bldg in the highlands neighborhood. 

i am the mother of two young boys and think local services is a wonderful asset to the
 area.  the proposed bldg scale feels appropriate within the context and current bldg 
mass within the area.  the added benefit of shared parking will be a relief for the 
restaurants and retail after hours. 

the value of our urban neighborhoods can only increase with local services, increased
 walkability, contextual design and density.

i urge you to support the rezoning of the project.

thank you. 
courtney mcrickard 

mailto:courtney@sitedrivendesign.com
mailto:Rafael.Espinoza@denvergov.org
mailto:Rezoning@denvergov.org
mailto:nmcwesthighland@gmail.com
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Watkins, Tim - Community Planning and Development

From: Kate [katemc231@hotmail.com]
Sent: Thursday, June 25, 2015 8:37 PM
To: info@rafaelforcouncil.com
Cc: Watkins, Tim - Community Planning and Development; nmcwesthighland@gmail.com
Subject: Medical Center in West Highland

Dear Mr. Espinoza, 

My husband, daughter and I are residents of the west Highland area. I recently found out through 
the Highlands Mommy Blog that there is a proposal before the city and the zoning authorities to 
allow for a medical center in our area near Irving St. and 32nd Ave.  I understand there is some 
opposition to allow zoning for such a development.   

Once I read this I was ecstatic at the idea of having such a facility so close to home as we have 
constant issues getting into to our family practitioner for appointments and often get referred to 
the clinic at Walgreens, which is really not ideal.  

I realize there is apprehension to allow for such a facility. I understand trying to keep the 
integrity of the neighborhood but I think there comes a time when we need to be future thinkers 
and provide the services that are so much needed by families living here.  

Please contact me if you would like to discuss this topic further. 

Thank you for your time, 

Kathleen McLaughlin 
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Watkins, Tim - Community Planning and Development

From: Rezoning - CPD
Sent: Thursday, September 10, 2015 9:54 AM
To: Watkins, Tim - Community Planning and Development
Subject: FW: Support for Rezoning Request on Emmaus Church Land

 
 
From: Andrea Madrid [mailto:amadrid@primusaero.com]  
Sent: Thursday, September 10, 2015 9:13 AM 
To: Espinoza, Rafael G. - City Council; Flynn, Kevin J. - City Council; Lopez, Paul D. - City Council Dist #3; Black, Kendra 
A. - City Council; Susman, Mary Beth - City Council; Kashmann, Paul J. - City Council; Clark, Jolon M. - City Council; 
Herndon, Christopher J. - City Council District 8; Brooks, Albus - City Council District 9; New, Wayne C. - City Council; 
Gilmore, Stacie M. - City Council; Ortega, Deborah L. - City Council; kniechatlarge; Rezoning - CPD; 
nmcwesthighland@gmail.com 
Subject: Support for Rezoning Request on Emmaus Church Land 
 
Dear Members of City Council, 
  
I am a resident of North Denver, and I am writing to you in support of the rezoning 
application (http://bit.ly/neighborhoodmedicalcare) for the property owned by the Emmaus Lutheran Church at W. 32nd Ave & Irving 
St. I agree with the proposed zoning change from U-SU-A to U-MS-2x. 
  
I understand that the church would like to build a two-story medical office building fronting 32nd Ave, with an adjoining surface 
parking lot. The surrounding context of that site is clearly commercial, with commercial uses to the west, north, and east. The church 
(and its large lawn) directly borders the site to the south, and provides a buffer between the main street site and the residential 
neighborhood. 
 
I value efforts to create mixed-use neighborhoods and support neighborhood vitality. If we are serious about wanting walkable and 
sustainable communities, we need to put necessary services (like medical care) where people live -- yet at appropriate sites that support 
non-residential uses. 
 
The site is in a vibrant, main street-oriented part of our neighborhood, and it is currently underutilized and doesn't fit with the 
surrounding context. It is clearly a site that would benefit from reinvestment. 
 
I am comfortable in the knowledge that U-MS-2x is the most restrictive commercial zoning designation in the code. The medical office 
building will only be 6% larger than the nearby Mondo Vino building (the parking requirements create a limit on the size of the 
building) and I think that the proposed scale and proximity to main street frontage is completely appropriate for the site. 
 
I know that the development team has participated in numerous meetings with community members, including hosting design 
workshops to allow neighbors to create the vision statement for the building's design. I look forward to seeing how this building will be 
incorporated into our wonderful existing neighborhood. 

Andrea Madrid 
Document Control Specialist 

 

938 Quail Street  
Lakewood, CO  80215  
(303) 235-8944  
www.primusaero.com  

An ISO9001 and AS9100 Registered Company  

Please consider the environment before printing this e‐mail.   
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Watkins, Tim - Community Planning and Development

From: Grant MacInnis [grantmacinnis@hotmail.com]
Sent: Friday, June 26, 2015 7:30 PM
To: Watkins, Tim - Community Planning and Development
Subject: FW: Medical Center in West Highland

Mr Watkins, I believe that you might be interested in my feedback to Mr. Espinoza below regarding the 
planned medical complex in the west highlands. Please feel free to contact me if you have any questions. 
 
Thanks, 
Grant MacInnis 
2913 Quitman St. 

From: grantmacinnis@hotmail.com 
To: info@rafaelforcouncil.com 
Subject: Medical Center in West Highland 
Date: Thu, 25 Jun 2015 12:39:10 ‐0400 

Dear Mr. Espinoza, 
 
I am a resident of the west Highland area ‐ specifically, 2913 Quitman Street. I understand that there is a 
proposal before the city and the various zoning boards to allow for a medical center in our area toward the 
Irving St. end of 32nd Ave. I further understand that there may be some "neighborhood groups" opposed to 
such a development. 
 
As a resident of the west highlands who has never felt that these groups represent the interests of the 
majority of residents (and certainly not mine), I am writing to let you know that I would welcome such a 
development. There are far too few primary care physicians available and I would welcome having one that is 
so close by. This has never been more true to us than it is now as we recently welcomed our first daughter. 
 
Please be suspicious of neighborhood groups claiming to represent the interests of the residents of our 
neighborhood, particularly ones that are non‐inclusive and might better be described as neighborhood‐
improvement‐obstruction‐groups. 
 
Yours truly, 
Grant MacInnis 
2913 Quitman St. 



From: Rebecca Knapp
To: Rezoning - CPD; Espinoza, Rafael G. - City Council; nmcwesthighland@gmail.com
Subject: Highlands Medical Office Building project- yes please
Date: Tuesday, July 28, 2015 6:53:05 PM

Dear Councilman Espinoza and Members of Planning Board,

      We have owned our house (here in Highlands) for 11 years, we live here. My family has been
 here since 1933.  

      My Grandmother was raised here in Highlands, her family moved here in 1933 from elsewhere
 in Denver. She loved it here and raised her boys here. Her home was a hub for our family.  She
 moved about 13 years ago because she was going blind and needed a more walkable
 community. She is still alive and regrets having had to sell her house and move away. We need
 more accessible medical care. Our elderly get "squeezed out" by the lack of it! 

  I support the rezoning application to build a Medical Office Building on the Emmaus Lutheran
 Church land at the southeast corner of 32nd & Irving (http://bit.ly/neighborhoodmedicalcare).

A medical office building (with an adjacent parking lot) in that location would be a huge asset for
 the neighborhood.

I wish my grandma could of stuck it out to see how her neighborhood is changing for the better. 

Thanks, 

Becky 

L A N D S C A P E
A R C H I T E C T

Rebecca R. Knapp
1934 West 37Th Ave. Denver, CO 80211 • rebecca_knapp@hotmail.com •
 www.KnappLandscapeArchitecture.com
303-868-0256

mailto:rebecca_knapp@hotmail.com
mailto:Rezoning@denvergov.org
mailto:Rafael.Espinoza@denvergov.org
mailto:nmcwesthighland@gmail.com
http://bit.ly/neighborhoodmedicalcare


From: Larry Dyslin
To: Rezoning - CPD; Espinoza, Rafael G. - City Council
Cc: Neighborhood Medical Care In West Highland
Subject: Support for medical building project on Emmaus Lutheran Church land
Date: Tuesday, July 28, 2015 5:30:45 PM

Dear Councilman Espinoza and members of Denver Planning Board,

We are writing to you in support of the rezoning application to build a medical office
 building on the property
of Emmaus Lutheran Church on the corner of 31st and Irving.  While we do not live in
 the neighborhood, we
have been members of this church for nearly 50 years.  Emmaus Lutheran Church
 has been at this location
in North Denver since 1907.

Church members spent many hours discussing the best use of this property.  We
 sincerely believe that a
medical office building will be an excellent addition to the neighborhood and will
 greatly benefit the health
and welfare of our neighbors.

We urge you to support this rezoning application.  Thank you.

Larry and Elaine Dyslin

mailto:ldysco@yahoo.com
mailto:Rezoning@denvergov.org
mailto:Rafael.Espinoza@denvergov.org
mailto:nmcwesthighland@gmail.com


From: Bill Cisney
To: Rezoning - CPD; Espinoza, Rafael G. - City Council; nmcwesthighland@gmail.com
Subject: Medical Building on Emmanus Church Land
Date: Monday, July 27, 2015 1:16:26 PM

I believe that a medical clinic represents a good and appropriate use of this land on 32nd
 Avenue. Although there are some private residences on the street, this particular location is
 well suited to commercial use and is not at all suitable for a single family home.

A great deal of planning has been done to ensure that this clinic will fit in to the neighborhood.
 It is hard to believe that it would present serious problems with either traffic or parking.

Bill Cisney
3265 Utica Street

mailto:billcisney@gmail.com
mailto:Rezoning@denvergov.org
mailto:Rafael.Espinoza@denvergov.org
mailto:nmcwesthighland@gmail.com
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Watkins, Tim - Community Planning and Development

From: Jason Buechler [jasonabuechler@aol.com]
Sent: Monday, June 29, 2015 2:01 PM
To: info@rafaelforcouncil.com
Cc: Watkins, Tim - Community Planning and Development; nmcwesthighland@gmail.com
Subject: Nearby neighbor in support of Emmaus project

Dear Councilman-Elect Espinoza and CPD, 

I live at 3009 Irving Street, just a block or so south of the Emmaus Lutheran Church. I am writing to you in support of their 
rezoning application and the proposed medical office building project. 

Although we love our neighborhood, my wife and I have been dismayed at the lack of nearby medical care. We would 
very much like to have additional medical options close to us, particularly the extended-hours family practice. Our 
community has an ever-increasing number of families and seniors needing medical care, and a medical office building in 
that location would be incredibly beneficial for the neighborhood. 

I believe that the proposed project is appropriate for the location (particularly since it would be surrounded by other 
commercial buildings like Pinche Tacos, Denver Bread Company, and the car wash). I also think that the proposed 2-story 
building is a reasonable size and won't be disruptive to the neighborhood fabric.  

If we are really sincere about wanting to make our community more walkable and sustainable, we need to encourage 
appropriate projects like this that provide necessary services within a neighborhood context. I urge you to support this 
rezoning application. Thank you for your time. 

Jason Buechler 
3009 Irving Street 



From: gpbexplore@aol.com
To: Rezoning - CPD; Espinoza, Rafael G. - City Council; nmcwesthighland@gmail.com
Subject: Support for Medical Office Building project on Emmaus Church land
Date: Thursday, July 30, 2015 9:17:58 AM

TO:
rezoning@denvergov.org; rafael.espinoza@denvergov.org; nmcwesthighland@gmail.com

SUBJECT:
Support for Medical Office Building project on Emmaus Church land

Dear Councilman Espinoza and Members of Planning Board,

Although I am a resident of Lakewood, I do work for Emmaus Lutheran Church.  I believe and support in
 its mission and beneficial presence in the Highlands neighborhood.  I am writing to you in support of the
 rezoning application to build a Medical Office Building on the Emmaus Lutheran Church land at the
 southeast corner of 32nd & Irving (http://bit.ly/neighborhoodmedicalcare).

The community in northwest Denver is home to a growing number of families, as well as many seniors in
 need of medical care. A medical office building (with an adjacent parking lot) in that location would be
 incredibly beneficial for the neighborhood. 

I believe that the project is appropriate for the location, particularly since it would be surrounded by
 commercial buildings to the west, north, and east, and buffered by the church building to the south. I also
 think that the proposed 2-story building is a reasonable size and won’t be disruptive to the neighborhood
 fabric. I understand that the development team has been working with community members to create a
 vision for the building’s design and how best to incorporate it into our wonderful existing neighborhood.

If we are really sincere about wanting to make our community more walkable and sustainable, we need to
 encourage appropriate projects like this that provide necessary services within a neighborhood context. I
 urge you to support this rezoning application. Thank you for your time.

Pamela Bechtold

mailto:gpbexplore@aol.com
mailto:Rezoning@denvergov.org
mailto:Rafael.Espinoza@denvergov.org
mailto:nmcwesthighland@gmail.com
mailto:rezoning@denvergov.org
mailto:rafael.espinoza@denvergov.org
mailto:nmcwesthighland@gmail.com
http://bit.ly/neighborhoodmedicalcare
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Watkins, Tim - Community Planning and Development

From: Rezoning - CPD
Sent: Thursday, September 03, 2015 11:59 AM
To: Watkins, Tim - Community Planning and Development
Subject: FW: Support for Rezoning Request on Emmaus Church Land

 
 
From: Mark Wiley [mailto:mwiley@primusaero.com]  
Sent: Thursday, September 03, 2015 10:29 AM 
To: Espinoza, Rafael G. - City Council; Flynn, Kevin J. - City Council; Lopez, Paul D. - City Council Dist #3; Black, Kendra 
A. - City Council; Susman, Mary Beth - City Council; Kashmann, Paul J. - City Council; Clark, Jolon M. - City Council; 
Herndon, Christopher J. - City Council District 8; Brooks, Albus - City Council District 9; New, Wayne C. - City Council; 
Gilmore, Stacie M. - City Council; Ortega, Deborah L. - City Council; kniechatlarge; Rezoning - CPD; 
nmcwesthighland@gmail.com 
Subject: Support for Rezoning Request on Emmaus Church Land 
 
Dear Members of City Council, 
  
I am a resident of Denver, and I am writing to you in support of the rezoning application (http://bit.ly/neighborhoodmedicalcare) for 
the property owned by the Emmaus Lutheran Church at W. 32nd Ave & Irving St. I agree with the proposed zoning change from U-SU-
A to U-MS-2x. 
  
I understand that the church would like to build a two-story medical office building fronting 32nd Ave, with an adjoining surface 
parking lot. The surrounding context of that site is clearly commercial, with commercial uses to the west, north, and east. The church 
(and its large lawn) directly borders the site to the south, and provides a buffer between the main street site and the residential 
neighborhood. 
 
I value efforts to create mixed-use neighborhoods and support neighborhood vitality. If we are serious about wanting walkable and 
sustainable communities, we need to put necessary services (like medical care) where people live -- yet at appropriate sites that support 
non-residential uses. 
 
The site is in a vibrant, main street-oriented part of our neighborhood, and it is currently underutilized and doesn't fit with the 
surrounding context. It is clearly a site that would benefit from reinvestment. 
 
I am comfortable in the knowledge that U-MS-2x is the most restrictive commercial zoning designation in the code. The medical office 
building will only be 6% larger than the nearby Mondo Vino building (the parking requirements create a limit on the size of the 
building) and I think that the proposed scale and proximity to main street frontage is completely appropriate for the site. 
 
I know that the development team has participated in numerous meetings with community members, including hosting design 
workshops to allow neighbors to create the vision statement for the building's design. I look forward to seeing how this building will be 
incorporated into our wonderful existing neighborhood. 
 
Please support this rezoning application. Thank you for your time. 
 

Mark Wiley  
Lead Quality Inspector 

 
 938 Quail Street  
 Lakewood, CO  80215  
 Tele:  303.235.8944 x2026 
 Fax:  303.235.8947  
  

An AS9100 and ISO9000 Registered Company 

www.primusaero.com 
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Watkins, Tim - Community Planning and Development

From: Rezoning - CPD
Sent: Wednesday, September 09, 2015 3:15 PM
To: Watkins, Tim - Community Planning and Development
Subject: FW: Support for Rezoning Request on Emmaus Church Land

 
 
From: Courtney McRickard [mailto:courtney@sitedrivendesign.com]  
Sent: Wednesday, September 09, 2015 3:12 PM 
To: Black, Kendra A. - City Council; Espinoza, Rafael G. - City Council; Flynn, Kevin J. - City Council; Lopez, Paul D. - City 
Council Dist #3; Susman, Mary Beth - City Council; Kashmann, Paul J. - City Council; Clark, Jolon M. - City Council; 
Herndon, Christopher J. - City Council District 8; Gilmore, Stacie M. - City Council; New, Wayne C. - City Council; Brooks, 
Albus - City Council District 9; Ortega, Deborah L. - City Council; kniechatlarge; Rezoning - CPD; 
nmcwesthighland@gmail.com 
Subject: Support for Rezoning Request on Emmaus Church Land 
 
 
Dear Members of City Council, 
  
I am a resident of LOHI and I am writing to you in support of the rezoning 
application (http://bit.ly/neighborhoodmedicalcare) for the property owned by the Emmaus 
Lutheran Church at W. 32nd Ave & Irving St. I agree with the proposed zoning change from U-SU-A 
to U-MS-2x. 
  
I understand that the church would like to build a two-story medical office building fronting 32nd 
Ave, with an adjoining surface parking lot. The surrounding context of that site is clearly commercial, 
with commercial uses to the west, north, and east. The church (and its large lawn) directly borders the 
site to the south, and provides a buffer between the main street site and the residential neighborhood. 
 
I value efforts to create mixed-use neighborhoods and support neighborhood vitality. If we are serious 
about wanting walkable and sustainable communities, we need to put necessary services (like medical 
care) where people live -- yet at appropriate sites that support non-residential uses. 
 
The site is in a vibrant, main street-oriented part of our neighborhood, and it is currently 
underutilized and doesn't fit with the surrounding context. It is clearly a site that would benefit from 
reinvestment. 
 
I am comfortable in the knowledge that U-MS-2x is the most restrictive commercial zoning 
designation in the code. The medical office building will only be 6% larger than the nearby Mondo 
Vino building (the parking requirements create a limit on the size of the building) and I think that the 
proposed scale and proximity to main street frontage is completely appropriate for the site. 
 
I know that the development team has participated in numerous meetings with community members, 
including hosting design workshops to allow neighbors to create the vision statement for the 
building's design. I look forward to seeing how this building will be incorporated into our wonderful 
existing neighborhood. 
 
Please support this rezoning application. Thank you for your time. 
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Courtney McRickard, RLA, ASLA 
three sixty design 
 

1553 platte street, 303 
denver, co 80202 
 
720.360.0080 x101 O 
720.217.3580 C 
courtney@sitedrivendesign.com 
www.sitedrivendesign.com  
 
PLEASE NOTE our main office number has changed. 
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Watkins, Tim - Community Planning and Development

From: Rezoning - CPD
Sent: Thursday, September 03, 2015 2:09 PM
To: Watkins, Tim - Community Planning and Development
Subject: FW: SUpport for Rezoning of Emmaus Church Land

 
 
From: elizabeth faulhaber [mailto:espagnemf@yahoo.com]  
Sent: Thursday, September 03, 2015 1:21 PM 
To: Espinoza, Rafael G. - City Council; Flynn, Kevin J. - City Council; Lopez, Paul D. - City Council Dist #3; Black, Kendra 
A. - City Council; Susman, Mary Beth - City Council; Kashmann, Paul J. - City Council; Clark, Jolon M. - City Council; 
Herndon, Christopher J. - City Council District 8; Brooks, Albus - City Council District 9; New, Wayne C. - City Council; 
Gilmore, Stacie M. - City Council; Ortega, Deborah L. - City Council; kniechatlarge; Rezoning - CPD; 
nmcwesthighland@gmail.com 
Subject: SUpport for Rezoning of Emmaus Church Land 
 
Dear Members of City Council, 
  
I am a resident of Berkley neighborhood in NW Denver and I am writing to you in support of the rezoning 
application (http://bit.ly/neighborhoodmedicalcare) for the property owned by the Emmaus Lutheran Church at W. 32nd Ave & Irving 
St. I agree with the proposed zoning change from U-SU-A to U-MS-2x. 
  
I understand that the church would like to build a two-story medical office building fronting 32nd Ave, with an adjoining surface 
parking lot. The surrounding context of that site is clearly commercial, with commercial uses to the west, north, and east. The church 
(and its large lawn) directly borders the site to the south, and provides a buffer between the main street site and the residential 
neighborhood. 
 
I value efforts to create mixed-use neighborhoods and support neighborhood vitality. If we are serious about wanting walkable and 
sustainable communities, we need to put necessary services (like medical care) where people live -- yet at appropriate sites that support 
non-residential uses. 
 
The site is in a vibrant, main street-oriented part of our neighborhood, and it is currently underutilized and doesn't fit with the 
surrounding context. It is clearly a site that would benefit from reinvestment. 
 
I am comfortable in the knowledge that U-MS-2x is the most restrictive commercial zoning designation in the code. The medical office 
building will only be 6% larger than the nearby Mondo Vino building (the parking requirements create a limit on the size of the 
building) and I think that the proposed scale and proximity to main street frontage is completely appropriate for the site. 
 
I know that the development team has participated in numerous meetings with community members, including hosting design 
workshops to allow neighbors to create the vision statement for the building's design. I look forward to seeing how this building will be 
incorporated into our wonderful existing neighborhood. 
 
Please support this rezoning application. Thank you for your time. 
  
SIncerely  
Elizabeth Faulhaber 



From: Barbara Costa
To: Rezoning - CPD; Espinoza, Rafael G. - City Council; nmcwesthighland@gmail.com
Subject: Support for Medical Office Building project on Emmaus Church land
Date: Wednesday, August 19, 2015 3:21:20 PM

Dear Councilman Espinoza and Members of Planning Board,

I am a resident of the Berkeley Park neighborhood. Though I don't live directly in the West
 Highland neighborhood, I am nearby.  I am writing to you in support of the rezoning
 application to build a Medical Office Building on the Emmaus Lutheran Church land at the
 southeast corner of 32nd & Irving (http://bit.ly/neighborhoodmedicalcare).  Frankly, I
 couldn't be more pleased with this historic neighborhood church's vision for serving our
 neighborhood. 

The community in northwest Denver is home to a growing number of families, as well as
 many seniors in need of medical care. Mine included. I am parent to a five-year old son and
 daughter to a 62-year old mother who also lives in our neighborhood. A medical office
 building (with an adjacent parking lot) in that location would be incredibly beneficial for the
 neighborhood and for my family, specifically. I think it would be an extremely positive
 addition for our community who will now have convenient access to comprehensive medical
 care so close-by. 

I believe that the project is appropriate for the location, particularly since it would be
 surrounded by commercial buildings to the west, north, and east, and buffered by the church
 building to the south. I also think that the proposed 2-story building is a reasonable size and
 won’t be disruptive to the neighborhood fabric. I understand that the development team has
 been working with community members to create a vision for the building’s design and how
 best to incorporate it into our wonderful existing neighborhood. I've seen some of the
 renderings of the proposed building and the design appears unassuming and cohesive with the
 the other buildings in Highlands Square. 

If we are really sincere about wanting to make our community more walkable and sustainable,
 we need to encourage appropriate projects like this that provide necessary services within a
 neighborhood context. I urge you to support this rezoning application. Thank you for your
 time.

With warm regards,

Barbara L. Costa

4463 Raleigh Street

Denver, CO 80212

mailto:bcosta526@gmail.com
mailto:Rezoning@denvergov.org
mailto:Rafael.Espinoza@denvergov.org
mailto:nmcwesthighland@gmail.com
http://bit.ly/neighborhoodmedicalcare
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Watkins, Tim - Community Planning and Development

From: Rezoning - CPD
Sent: Thursday, September 10, 2015 8:27 AM
To: Watkins, Tim - Community Planning and Development
Subject: FW: Support for Rezoning Request on Emmaus Church Land

 
 
From: Lola Hancock [mailto:Lola@seanet.com]  
Sent: Wednesday, September 09, 2015 10:13 PM 
To: Rezoning - CPD 
Subject: Support for Rezoning Request on Emmaus Church Land 
 
Dear Members of City Council, 
  
I am a resident of the Highlands, and I am writing to you in support of the rezoning 
application (http://bit.ly/neighborhoodmedicalcare) for the property owned by the Emmaus Lutheran Church at W. 32nd Ave & Irving 
St. I agree with the proposed zoning change from U-SU-A to U-MS-2x. 
  
I understand that the church would like to build a two-story medical office building fronting 32nd Ave, with an adjoining surface 
parking lot. The surrounding context of that site is clearly commercial, with commercial uses to the west, north, and east. The church 
(and its large lawn) directly borders the site to the south, and provides a buffer between the main street site and the residential 
neighborhood. 
 
I value efforts to create mixed-use neighborhoods and support neighborhood vitality. If we are serious about wanting walkable and 
sustainable communities, we need to put necessary services (like medical care) where people live -- yet at appropriate sites that support 
non-residential uses. 
 
The site is in a vibrant, main street-oriented part of our neighborhood, and it is currently underutilized and doesn't fit with the 
surrounding context. It is clearly a site that would benefit from reinvestment. 
 
I am comfortable in the knowledge that U-MS-2x is the most restrictive commercial zoning designation in the code. The medical office 
building will only be 6% larger than the nearby Mondo Vino building (the parking requirements create a limit on the size of the 
building) and I think that the proposed scale and proximity to main street frontage is completely appropriate for the site. 
 
I know that the development team has participated in numerous meetings with community members, including hosting design 
workshops to allow neighbors to create the vision statement for the building's design. I look forward to seeing how this building will be 
incorporated into our wonderful existing neighborhood. 
 
Please support this rezoning application. Thank you for your time. 
  
Lola Hancock 
30th and Lowell 
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Watkins, Tim - Community Planning and Development

From: Rezoning - CPD
Sent: Wednesday, September 09, 2015 8:13 AM
To: Watkins, Tim - Community Planning and Development
Subject: FW: Support Re-Zoning For Medical Office Building Emmaus Church Land

From: Erin Flanagan [mailto:erin.rose.flanagan@gmail.com]  
Sent: Tuesday, September 08, 2015 10:09 PM 
To: Espinoza, Rafael G. - City Council; Flynn, Kevin J. - City Council; Lopez, Paul D. - City Council Dist #3; Black, Kendra 
A. - City Council; Susman, Mary Beth - City Council; Kashmann, Paul J. - City Council; Clark, Jolon M. - City Council; 
Herndon, Christopher J. - City Council District 8; Brooks, Albus - City Council District 9; New, Wayne C. - City Council; 
Gilmore, Stacie M. - City Council; Ortega, Deborah L. - City Council; kniechatlarge; Rezoning - CPD; 
nmcwesthighland@gmail.com 
Subject: Support Re-Zoning For Medical Office Building Emmaus Church Land 

Dear Members of City Council, 

I am a resident of NW Denver, and I am writing to you in support of the rezoning application 

(http://bit.ly/neighborhoodmedicalcare) for the property owned by the Emmaus Lutheran Church at W. 32nd Ave & Irving St. I 

agree with the proposed zoning change from U-SU-A to U-MS-2x. 

I understand that the church would like to build a two-story medical office building fronting 32nd Ave, with an adjoining 

surface parking lot. The surrounding context of that site is clearly commercial, with commercial uses to the west, north, 

and east. The church (and its large lawn) directly borders the site to the south, and provides a buffer between the main 

street site and the residential neighborhood. 

I value efforts to create mixed-use neighborhoods and support neighborhood vitality. If we are serious about wanting 

walkable and sustainable communities, we need to put necessary services (like medical care) where people live — yet at 

appropriate sites that support non-residential uses. 

The site is in a vibrant, main street-oriented part of our neighborhood, and it is currently underutilized and doesn’t fit with 

the surrounding context. It is clearly a site that would benefit from reinvestment. 

I am comfortable in the knowledge that U-MS-2x is the most restrictive commercial zoning designation in the code. The 

medical office building will only be 6% larger than the nearby Mondo Vino building (the parking requirements create a limit 

on the size of the building) and I think that the proposed scale and proximity to main street frontage is completely 

appropriate for the site. 

I know that the development team has participated in numerous meetings with community members, including hosting 

design workshops to allow neighbors to create the vision statement for the building’s design. I look forward to seeing how 

this building will be incorporated into our wonderful existing neighborhood. 

Please support this rezoning application. Thank you for your time. 
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Sincerely, 

Erin Flanagan 



Attachement 2. Public and RNO Comment Letters
B. WHNA Letters / Letters of Opposition





March 22, 2015 

Transmitted via email 

Susan K. Shepherd 

Councilwoman, Denver District 1 

City and County Building 

1437 Bannock St., Room 459 

Denver, CO 80202 

RE: Application #2014I‐00033, 3268 W. 32nd Ave. 

Ms. Shepherd, 

As you are aware, Emmaus Lutheran Church has recently split their existing lot at the southeast corner 

of 32nd Ave and Irvine St and submitted a rezoning application to the City and County of Denver in 

February to rezone from U‐SU‐A to U‐MS‐2x.  Representatives of the developer and Emmaus Lutheran 

Church have regularly attended the West Highland Neighborhood Association (WHNA) meetings over 

the last 6 months discussing their intentions of rezoning and redeveloping this area of their property. 

Since their first visit to WHNA over a year ago, numerous WHNA members have expressed concern over 

the possible traffic and parking related impacts the proposed development will have on the existing 

established neighborhood. The Emmaus development team has not been responsive in providing this 

information. WHNA therefore asks of you to formally ask from the City and County of Denver (CCD) that 

the Emmaus Lutheran Church/developer team submit a complete Traffic and Parking Impact Study to 

CCD, with copy to WHNA, which covers both scenarios of the possible full build out of the proposed 

rezoned parcel and the currently proposed project. They have a site plan developed by an architect that 

they have made public through their project website of nmcwh.com. We understand a public hearing 

before the Planning Board is likely in late April or early May, therefore we request the Traffic and 

Parking Impact Study is completed and made public as soon as possible. We understand from City 

Planning a stance on this application is desired as soon as possible, yet WHNA feels this information is 

imperative for its members to have to make an informed assessment of their opinion on the proposed 

rezoning and development. 

We appreciate your assistance with this matter, 

Trevor Greco 

WHNA, Vice President 

WHNA Board Member 

cc:   Tim Watkins, CCD, Senior City Planner 

Kevin Neimond, WHNA, President 

Steve Kite, WHNA, Zoning Chair 





WEST HIGHLAND NEIGHBORHOOD ASSOCIATION

August 13, 2015

Tim Watkins
Community Planning and Development
City & County of Denver
201 West Colfax Avenue – Dept 205
Denver, CO  80202

Re: Official Zoning Map Amendment Application #2014I-00033
3268 W 32nd Ave
Rezoning from U-SU-A to U-MS-2x

Mr. Watkins:

This letter is to inform you that the West Highland Neighborhood Association (WHNA) held a full membership
meeting on August 4, 2015, where several motions were voted on concerning the above referenced zoning map
amendment. The result of these votes are detailed below but outline that the WHNA membership does not
support the proposed rezoning for the parcel in question, but would entertain redevelopment if pursued
under a PUD.

At the WHNA meeting several individuals made presentations including Sundari Kraft (representative of
applicant), WHNA Zoning Chair (relaying the findings and recommendations of the WHNA Zoning
Committee), and several neighbors and/or members directly affected by this project. An organized group
discussion took place and several motions were voted on and are listed below.

Motion 1) I move that the members of WHNA, having listened to the arguments and discussion over the past
many months on this issue, decline to take a position on the application of the new zoning and that we leave that
in the hands of the property owners involved.

Votes:
11 For
28 Opposed
2 Abstaining

Motion 2) I move that the members of WHNA, having listened to the arguments and discussion over the past
many months on this issue, and having participated in the 2009-2010 rezoning, are of the opinion that the
existing zoning  (U-SU-A, single family residential) should remain in place, and application of the new zoning
not be approved by the city.

Votes:
25 For
15 Opposed
3 Abstaining

Motion 3) I move that the members of WHNA, having listened to the arguments and discussion over the past
many months on this issue, have decided that the proposal for a new zoning presented by Emmaus development
team, is a worthy proposal, and that we as the members of WHNA although we have no legal standing, do in
fact support that zoning application for new zoning.



Votes:
11 For
29 Opposed
3 Abstaining

Motion 4) I move that the members of WHNA, having listened to the arguments and discussion over the past
many months on this issue, are under the conclusion that the redevelopment of this site, other than single family
which is unlikely, and what we believe is the best way to move forward, is to get something that we will all be
able to live with, which is a planned unit development rezoning.

Votes:
34 For
1 Opposed
5 Abstaining

*** Eligible voters were verified; voting cards were handed out and eligible voters raised their hands with
voting cards in their hands, then votes were counted.

Sincerely,

Trevor Greco
Vice-President, West Highland Neighborhood Association

cc: Jackie Youngblood, President, West Highland Neighborhood Association



From: Jerry Moline
To: Watkins, Tim - Community Planning and Development
Subject: Fw: Regarding Emmaus Lutheran zoning change at 32nd and Irving St.
Date: Tuesday, August 18, 2015 7:49:17 AM

Note that my email to Councilman Espinoza was not forwarded for inclusion into the
 packet. Please find attached my email regarding the Emmaus project.
Thank you.
Jerry Moline
2975 Irving St.
Denver, CO 80211
720-273-5926

----- Original Message -----
From: Jerry Moline
To: Rafael.espinoza@denvergov.org
Cc: Jackie Youngblood
Sent: Sunday, July 26, 2015 11:34 PM
Subject: Regarding Emmaus Lutheran zoning change at 32nd and Irving St.

Regarding Emmaus Lutheran zoning change at 32nd and Irving St.
 
Dear Councilman Espinoza,
Representatives of Emmaus Lutheran Church and the developer that is working on the property at
 32nd and Irving have had several meetings with neighbors on a proposed medical center to be built
 on the site. In the attempt to receive approval for the project from neighbors, a plan showing a two
 story building has been shown at several meetings.  If Emmaus receives the up zoning requested, I
 fear the building actually built will be more than  the two story design used to garner support for
 the project.
I propose a PUD for the project, allowing the height and footprint to be defined to prevent any “bait
 and switch” between zoning approval and construction. I believe a PUD should be used for most
 commercial building in residential areas in the future to help new development provide a better fit
 in neighborhoods.
 
Jerry Moline
2975 Irving St.
Denver, CO 80211
720-273-5926

__________ Information from ESET NOD32 Antivirus, version of virus signature database
12000 (20150727) __________

The message was checked by ESET NOD32 Antivirus.

http://www.eset.com

__________ Information from ESET NOD32 Antivirus, version of virus signature database
12112 (20150818) __________
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Watkins, Tim - Community Planning and Development

From: Rezoning - CPD
Sent: Thursday, September 03, 2015 11:59 AM
To: Watkins, Tim - Community Planning and Development
Subject: FW: Apposed to Rezoning Request on Emmaus Church Land

 
 
From: Ben Quinn [mailto:benbquinn@gmail.com]  
Sent: Thursday, September 03, 2015 11:20 AM 
To: Espinoza, Rafael G. - City Council; Flynn, Kevin J. - City Council; Lopez, Paul D. - City Council Dist #3; Black, Kendra 
A. - City Council; Susman, Mary Beth - City Council; Kashmann, Paul J. - City Council; Clark, Jolon M. - City Council; 
Herndon, Christopher J. - City Council District 8; Brooks, Albus - City Council District 9; New, Wayne C. - City Council; 
Gilmore, Stacie M. - City Council; Ortega, Deborah L. - City Council; kniechatlarge; Rezoning - CPD 
Subject: Apposed to Rezoning Request on Emmaus Church Land 
 
Dear Members of City Council, 
  
I am a resident of West 30th Avenue 300 feet from the rezoning application, and I am writing to you in apposition of the rezoning 
application (http://bit.ly/neighborhoodmedicalcare) for the property owned by the Emmaus Lutheran Church at W. 32nd Ave & Irving 
St. I disagree with the proposed zoning change from U-SU-A to U-MS-2x. 
  
I understand that the church would like to build a two-story medical office building fronting 32nd Ave, with an adjoining surface 
parking lot. The surrounding context of that site is clearly commercial, with commercial uses to the west, north, and east.  
 
I value efforts to create mixed-use neighborhoods and support neighborhood vitality, but this project does very little for our community. 
The current care facilities in our neighborhood fully support my family and are all considered walk-able from our house.  The 
introduction of a medical building without regulated hours adds safety concerns for an already densely packed neighborhood. 
 
The Church recently completed a traffic study to assess the impact on the neighborhood.  Unfortunately, this assumed 5 days a week in 
comparison to a school.  But, the Church had to close the school due to funding issues.  Since the school is closed and the rezoning 
allows for 7 days a week operation, this traffic study should be re-evaluated as a parking lot and 7 days a week operation.  This is the first 
example of the Church bending the facts to support the rezoning and my greatest hesitation for supporting this rezoning. 
 
The Church claims that the site is under utilized, but this is due to lack of research by the project team.  During meetings with 
the neighbors, several options were proposed that would provide new life to the current property (parking/valet contracts with non-
monetary compensation) but no action has followed up.  The team has already made up their minds and are now just selling the project 
to the neighborhood. 
 
I am comfortable in the knowledge that U-MS-2x and this knowledge has lead to my concern for business hours.  
The neighborhood is very quiet after 10 pm and this building would represent a minority of facilities that could stay open past 2 am.  
This type of zoning should be considered for main thoroughfares like Federal or Speer, but not the residential streets of Irving. 
 
Again the Church claims to have "hosting design workshops to allow neighbors to create the vision statement for the building's design", 
but the design and vision statement were all generated by the architecture firm hired for the project.  As an attendee, I can tell you we 
were only allowed to share our opinion. This is a great example of how the team twists the truth to appear to be supporting/involving 
the community, but only has their own goals and objectives. 
 
Please do not support this rezoning application. Thank you for your time and feel free to contact me for further information regarding 
my opposition.. 
  
Ben Quinn 
3333 W 30th Ave 
Denver, CO 80211 



From: Marie Benedix [mailto:marie.benedix@gmail.com]  
Sent: Tuesday, August 18, 2015 5:03 PM 
To: Rezoning - CPD; Espinoza, Rafael G. - City Council; Contreras, Rita B. - City Council 
Subject: Oppose proposed zoning change for Emmaus church - not suitable for residential neighborhood 

 Dear Councilman Espinoza, dear Zoning Board Members, 
  

I'm writing to express my opposition to the zoning change, as currently proposed, for the 
property owned by the Emmaus church on 32nd and Irving. 

The area around 32nd an Lowell is mostly residential in nature, and the 2010 rezoning 
already saw considerable increases in the intensity of usage in the 32nd and Lowell area, some of 
which is now being realized. In short, this area can barely cope with the added density already 
being built, and further adding to this by creating a choke point at 32nd, Speer and Irving could 
seriously harm the functioning of this area. I'm also concerned about the viability of the 
embedded business district, whose patrons are already having difficulty getting here and finding 
parking. Therefore, I oppose creating additional commercial property for intense uses in this 
area. 

Currently, the property in question is zoned for residential use, and in my opinion that is 
the right choice for this property, which is not easily reached by any major road, forcing any 
traffic to the site to use residential streets or already struggling intersections, like Speer & 32nd 
Ave and 32nd & Irving. Already today, at rush hour, these intersections are performing poorly, 
with traffic often backing up all the way between 32nd and Federal.  

In addition, with proposed access to the development from Irving, neighbors on 
residential streets like 30th, 31st and Irving would suddenly see their streets transformed into 
feeder lanes for over 85 cars per hour at peak times. This is not appropriate and not fair on them, 
especially since the current zoning was put in place as recently as in 2010. These property 
owners have a right to be able to trust in this zoning. 
  Finally, while the applicant makes a nice case for themselves of being a church and 
wanting to build a medical center, the FACT is that this zoning is not specific to a medical 
center. This is another reason why I don't support the proposed zoning change. Neighbors have 
no guarantee that this property would not simply be sold to the highest bidder and a commercial 
building of any kind be built, which is what happened at Irving and 32nd (land previously owned 
by the same church).  
  If the church would like to reach agreement with neighbors for a medical center that 
would be supported by the community, then I would suggest that they reach out in good faith and 
be willing to memorialize such agreement in a PUD (Planned Unit Development). The zoning 
board and City planners should embrace and recommend a PUD for all the reasons I've outlined 
above. It is a way to ensure neighborhood viability is preserved and to document an agreement in 
a way that it can later be enforced. 

 I would also draw your attention to the petition on Change.org in opposition of this 
rezoning, signed by 215 people. It can be found here: https://www.change.org/p/denver-city-
council-zone-it-right-west-highlands. The many thoughtful comments as to why a very large 
number of neighbors oppose the requested rezoning are worth reading. 
 
 Thank you for your service, 
 
 Marie Benedix 
3284 Osceola St 
Denver, CO 80212 
 



It's time to share your thoughts with the City. We need your help! View this email in your browser

From: dlvid@live.com on behalf of Doug Vaughan
To: Rezoning - CPD; Espinoza, Rafael G. - City Council
Cc: webmaster@westhighlandneighborhood.org
Subject: re: oppose campaign to influence Planning Board to support Medical Office Building project!
Date: Tuesday, July 28, 2015 12:28:27 PM

Re: Rezoning of Emmaus church property
 
As a homeowner and taxpayer on Highland Park, the neighborhood most immediately affected by
 this proposed rezoning, I want to alert you to the email and social-media campaign below,
 organized by the developers through their hired publicist. 
 
This is what's known in the political campaign trade as "astro-turfing" -- an attempt by a small
 group, a private party or special interest, to create the illusion of mass "grassroots" public support
 to influence public policy for the benefit of that small, private group. I hope you will have the
 good sense to see this self-serving propaganda for what it is: manipulative, deceptive and false,
 both in its claim that the proposed rezoning would redound to the public good and its claim that
 neighbors support this development in the public interest.
 
I urge you to oppose this rezoning application.

Douglas L. Vaughan, Jr.
3140 W. 32nd Ave.
Denver CO 80211
303-455-9429

 

 Subject: Action Alert: Quick email to Planning Board to support Medical Office Building project!
From: nmcwesthighland@gmail.com
To: highlandcourtapartments@gmail.com
Date: Mon, 27 Jul 2015 18:25:35 +0000

http://us11.campaign-archive1.com/?u=db904de78ab0a5a55e0ec4d87&id=e9478cf92e&e=7493832235
mailto:dlvid@live.com
mailto:highlandcourtapartments@gmail.com
mailto:Rezoning@denvergov.org
mailto:Rafael.Espinoza@denvergov.org
mailto:webmaster@westhighlandneighborhood.org


Hi *[FNAME]*,

(If you'r e short on time, you can jump to the ACTION ALERT below.)

Thank you for letting us know that you're interested in supporting the proposed Medical Office Building
 project at 32nd & Irving. The time has come to share your thoughts about this project with the City. We
 need your help!

As we prepare for the Planning Board hearing, it is crucial that we demonstrate the strong community
 support that exists for this project. You can make an impact by taking just a few seconds to send an email
 (see below).

If you find it helpful, please feel free to copy and paste the sample email below. You can copy the email in
 its entirety, make any edits you would like, or scrap the whole thing and write something yourself. If you
 do copy and paste, please be sure to indicate where you live (neighborhood, or NW Denver, or Denver) in
 the first sentence.

This email will go to the members of Planning Board as well as our newly elected Councilmember for
 District 1. It also cc's me, so that I can track the correspondences that are being sent to the City.



If you have any questions please don't hesitate to contact me. Thank you so much for taking the time to
 share your voice and be a part of the process. Our team looks forwar d to providing comprehensive
 medical care services in our community!

Thanks,
Sundari
----------
ACTION ALERT
(Please copy and paste the "To" section. Feel free to edit the Subject and the Email Text however you'd
 like, or just cut and paste.)

TO:
rezoning@denvergov.org; rafael.espinoza@denvergov.org; nmcwesthighland@gmail.com

SUBJECT:
Support for Medical Office Building project on Emmaus Church land

EMAIL TEXT:
Dear Councilman Espinoza and Members of Planning Board,
 
I am a resident of _________, and I am writing to you in support of the rezoning application to build a
 Medical Office Building on the Emmaus Lutheran Church land at the southeast corner of 32nd & Irving
 (http://bit.ly/neighborhoodmedicalcare).

 
The community in northwest Denver is home to a growing number of families, as well as many seniors in
 need of medical care. A medical office building (with an adjacent parking lot) in that location would be
 incredibly beneficial for the neighborhood. 
 
I believe th at the project is appropriate for the location, particularly since it would be surrounded by
 commercial buildings to the west, north, and east, and buffered by the church building to the south. I also
 think that the proposed 2-story building is a reasonable size and won’t be disruptive to the neighborhood
 fabric. I understand that the development team has been working with community members to create a
 vision for the building’s design and how best to incorporate it into our wonderful existing neighborhood.
 
If we are really sincere about wanting to make our community more walkable and sustainable, we need to
 encourage appropriate projects like this that provide necessary services within a neighborhood context. I
 urge you to support this rezoning application. Thank you for your time.
 
<Your name>
<Your address, if you’d like>
 

Copyright © 2015 Neighborhood Medical Care in West Highland, All rights reserved. 
Thank you for signing up to receive information and updates about the proposed Medical Office Building project! 

Our mailing address is: 
Neighborhood Medical Care in West Highland
3120 Irving Street
(project of West Highlands Gateway LLC, administered by Kraft Public Affairs LLC)
Denver, CO 80211

Add us to your address book

unsubscribe from this list    update subscription preferences  

http://neighborhoodmedicalcare.us11.list-manage1.com/vcard?u=db904de78ab0a5a55e0ec4d87&id=c13daddb35
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From: Lynn Scanlon
To: Espinoza, Rafael G. - City Council; Rezoning - CPD
Subject: Medical building on w. 32nd ave and irving
Date: Monday, July 27, 2015 5:11:11 PM

Dear city council member Espinoza and rezoning board,

I do NOT support the proposed medical building at w. 32nd and Irving. I've lived in the neighborhood for 15 years
 at 36th and Irving and the amount of traffic and limited parking has substantially increased without this proposed
 building. Regardless of what the developer has indicated the neighborhood residents DO NOT support this
 structure. An accurate traffic study has not been conducted. The developer is significantly under reporting the
 amount of parking spots they will need, their argument is that people will use public transit to access the medical
 facility, which is a ludicrous proposal for people visiting the doctor when they are sick or have small children. 

The developer plans to use a traffic light at Irving to get people into the facility, and then use the alley to get people
 out of the facility, another ludicrous proposal by the developer. This structure will significantly increase the amount
 of traffic on Irving/spear, and create a bottleneck on one of the few direct routes from downtown to I-70. It will also
 significantly increase the amount of traffic on w 32nd both east and west.

This proposed building sits in a residential neighborhood with narrower streets that is not able to accommodate the
 amount of traffic or noise associated with this building. Please do NOT rezone this area unless you have spoken
 with a significant portion of the residents who live in direct proximity to this site.

Thank you for your time,
Lynn Scanlon

Sent from my iPhone

mailto:lynnsinco@yahoo.com
mailto:Rafael.Espinoza@denvergov.org
mailto:Rezoning@denvergov.org
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Watkins, Tim - Community Planning and Development

From: Randy Mast [randall.g.mast@gmail.com]
Sent: Monday, April 27, 2015 1:01 PM
To: Shepherd, Susan K. - City Council District 1; City Council - District One; Watkins, Tim - 

Community Planning and Development
Cc: Paterson, John A - City Council Operations; Aldretti, Susan K - City Council Operations; 

kniechatlarge; Faatz, Jeanne R. - City Council Dist #2; Lopez, Paul D. - City Council Dist #3; 
Lehmann, Peggy A. - City Council Dist #4; Susman, Mary Beth - City Council; Brown, Charlie 
- City Council District #6; Nevitt, Chris - City Council Dist #7; Brooks, Albus -  City Council 
District 8; Montero, Judy H. - City Council District #9; Robb, Jeanne - City Council Dist. #10; 
Herndon, Christopher J. - City Council District 11

Subject: Rezoning Application # 20141-00033, Emmaus Church

April 27, 2015 

  
Susan Shepherd, Councilwoman District 1 

720-337-7701 

susan.shepherd@denvergov.org  
districtone@denvergov.org  
  
Tim Watkins, Senior City Planner, City and County of Denver, Community Planning and Development 
Department 
Tim.watkins@denvergov.org 

  
Dear Councilwoman Shepherd and Senior City Planner Tim Watkins, 
  
I am writing in response to rezoning Application # 20141‐00033, concerning parcel number 02293‐02‐027‐000 
and the proposed upzoning of the Emmaus Lutheran Church property at West 32nd Avenue and Irving Street 
in Council District 1. This property is currently zoned U‐SU‐A for single family residential use and the proposed 
rezoning would allow for significantly higher intensity use of the parcel. 
  
While I am not opposed to redevelopment of this parcel, I am against the proposed rezoning at this time for 
the following reasons: 

  
1. Blueprint Denver, the existing zoning plan to guide development within the city, created guidelines 

for land use and transportation connections. The area in which the proposed site sits was 
designated by Blueprint Denver as an area of stability, with limited traffic access due to 
intentionally slow and narrow streets. 

2. Prior to the creation of Blueprint Denver, Irving Street was cut off from Speer preventing it from 
being a through street. Irving Street ends one block north of the property in question prohibiting 
through traffic to and from this site. Neither Irving Street nor 32nd Avenue have turn lanes, only two 
way streets narrow enough to slow traffic. The intensity of commercial use in this proposed 
upzoning is not consistent with a residential area of stability where local streets have been 
changed to avoid through traffic. 

3. The City and County of Denver has gone on record saying they will not widen streets to 
accommodate growth in outlying areas. Instead growth will be will be channeled to areas of change 
where streets can accommodate large commercial volume. This is not an area of change and streets 
would need to be reconfigured and widened to accommodate a use that is not residential. 
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4. Zoning in all directions surrounding this site is U‐SU‐A with the exception of one spot zone change to 
the west of the property in question. U‐SU‐A is the strictest residential zoning category and does not 
allow owners to add additional units or accessory units (e.g., carriages houses/granny flats). 
Residents do not have the ability to change their home to increase revenue, but they do have 
consistency that zoning offers to understand intended growth. The site in question is served by the 
same streets as the surrounding residential parcels and dramatically increasing the allowed square 
footage and intensity of use on this site is inconsistent with the existing surrounding zoning and area 
stability. If the intent behind the U‐SU‐A and the stability has changed, than more than a single 
property should be upzoned, otherwise rezoning this U‐SU‐A parcel is inconsistent spot zoning for 
the benefit of a single owner. 

5. Blueprint Denver signifies a Neighborhood Center that ends two blocks west of this site at Julian 
Street and 32nd Ave. In Blueprint Denver the parcel in question is in an area of stability, not and area 
of change and is not included in the Neighborhood Center. The proposed site is not surrounded by 
high intensity uses or duplexes; it is surrounded by U‐SU‐A sites, the City’s most restrictive 
residential zone. 

6. The numbers of units currently being built in the West Highlands Neighborhood are notable 
including developments on Lowell and 38th, Julian and 38th, and the change of the senior living 13 
story unit on Julian Street and 32nd Avenue to residential units. This magnitude of change should not 
justify more change; it should signify that more direction in planning is needed. West Highlands 
Neighborhood needs a neighborhood or small area plan before unguided growth with used to 
constitute more growth. 

7. There is no existing neighborhood plan to guide growth for the area. The representing Residential 
Neighborhood Organization (RNO), West Highlands Neighborhood Association (WHNA) is in the 
process of developing a neighborhood plan. Funds to support the hiring of a qualified facilitator are 
being secured from The Denver Foundation and WHNA will lead the development of a neighborhood 
plan. Additional upzoning prior to completion of a neighborhood plan constitutes further 
uncharted growth and spot zoning and is inconsistent with the representing RNOs intent. 

8. The growth that has happened in West Highlands Neighborhood in recent years, even prior to the 
upcoming increases, has put more pedestrians on the street, increased the number of children and 
youth walking to schools (Edison Elementary, Brown International Elementary, Skinner Middle 
School and North High School) and has created heavy traffic and parking difficulties. These 
challenges need more than piecemeal attention from the City and County of Denver. The City and 
County of Denver, the Planning Board and the City Council need to prioritize neighborhoods where 
growth is targeted and provide more detailed plans in coordination with Registered Neighborhood 
Organizations and residents living with the future impacts of uncharted growth. 

  
As an neighbor to this property, property owner, and citizen and voter in the City of County of Denver, I 
urge you to decline a zoning change for this property until a Neighborhood Plan is created for West 
Highlands Neighborhood and until a participatory and binding process has occurred to determine the use 
of this parcel. 
  
Thank you for your time and consideration. 
  
Sincerely, 
  
Randall Mast 
randall.g.mast@gmail.com 

3233 W. 31st Ave 
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Denver, CO 80211 

  
CC: 
Debbie Ortega   
Robin Kniech  
Jeanne Faatz  
Paul D. López  
Peggy Lehmann  
Mary Beth Susman 

Charlie Brown 

Chris Nevitt  

Albus Brooks 

Judy H. Montero  
Jeanne Robb  
Christopher Herndon 



From: Finkelstein, Gabriel
To: Rezoning - CPD; Espinoza, Rafael G. - City Council; Contreras, Rita B. - City Council
Subject: I live on 29th and Irving
Date: Friday, July 31, 2015 8:09:05 AM

District 1 Denver City Council Representative Rafael Espinoza
District 1 Denver City Council Rita Contreras

Concerning the Rezoning Application for Emmaus Lutheran Church property, 3120 
Irving Street, Denver, Colorado, Parcel Number 02293-02-027-000/3268 W. 32nd 
Avenue, Denver, CO, Parcel Number 02293-02-027-000

We are concerned for about the residential character of West Highlands and proposed
 up-zoning of residential parcels to commercial development in our neighborhood 
that will negatively impact our quality of life.

The proposed rezoning of a viable and desirable single residential family parcel (U-
SU-A) to zero-setback commercial zoning (U-MS-2X) on 3120 Irving Street, Denver, 
CO 80211/3268 W. 32nd Avenue, Denver, CO at 32nd Ave and Irving St (southeast 
corner) would allow the construction of a large 28,000-30,000 square foot, two story,
 character altering building that will adversely impact the quality of life of the 
neighborhood.

The only appropriate zoning tool to creatively accommodate the development of this 
parcel while safeguarding community interests is a neighborhood negotiated PUD, 
preferably a D-PUD (Detailed Planned Unit Development). PUD Zoning, created with 
community input, is the appropriate rezoning tool because it is the only way that 
agreed specifications in building placement, setbacks, massing, parking, design, 
materiality and use that complement the surrounding community can be both 
documented and be made binding.

I ask that the current Councilperson at the time this rezoning comes to a final vote, 
reject any proposed rezoning that is not the result of a negotiated PUD which includes
 project specific comprises negotiated in good faith with the community, with 
emphasis on residential property owners within 400 feet of the zone lot boundary.

P.S. I have a small child, and I don’t want ambulance traffic running along Irving 
endangering my kid.

Sincerely,

mailto:Gabriel.Finkelstein@ucdenver.edu
mailto:Rezoning@denvergov.org
mailto:Rafael.Espinoza@denvergov.org
mailto:RitaB.Contreras@denvergov.org


Gabriel Finkelstein, Ph.D.
Associate Professor
University of Colorado Denver
Department of History, CB 182
Denver, Colorado 80217
Office (303) 315-1787  Fax (303) 315-1780
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Watkins, Tim - Community Planning and Development

From: Cindy Eby [cynthiaeby@gmail.com]
Sent: Thursday, July 30, 2015 8:28 PM
To: Espinoza, Rafael G. - City Council; Contreras, Rita B. - City Council; Watkins, Tim - 

Community Planning and Development; districtone@denvergov.org
Subject: Rezoning Application # 20141-00033, Emmaus Church

 

July 30, 2015 
  
Rafael Espinoza, Councilwoman District 1  
Rafael.espinoza@denvergov.org   
ritab.contreras@denvergov.org 
districtone@denvergov.org   
  
Tim Watkins, Senior City Planner, City and County of Denver, Community Planning and Development 
Department  
Tim.watkins@denvergov.org 
  
Dear Councilwoman Espinoza and Senior City Planner Tim Watkins, 
  
I am writing in response to rezoning Application # 20141‐00033, concerning parcel number 02293‐02‐027‐000 
and the proposed upzoning of the Emmaus Lutheran Church property at West 32nd Avenue and Irving Street 
in Council District 1. This property is currently zoned U‐SU‐A for single family residential use and the proposed 
rezoning would allow for significantly higher intensity use of the parcel. 
  

While I am not opposed to redevelopment of this parcel, I am against the proposed rezoning at this time for 
the following reasons:  

 1.      Blueprint Denver, the existing zoning plan to guide development within the city, created guidelines for 
land use and transportation connections. The area in which the proposed site sits was designated by 
Blueprint Denver as an area of stability, with limited traffic access due to intentionally slow and 
narrow streets. 

2.       Prior to the creation of Blueprint Denver, Irving Street was cut off from Speer preventing it from 
being a through street. Irving Street ends one block north of the property in question prohibiting 
through traffic to and from this site. Neither Irving Street nor 32nd Avenue have turn lanes, only two 
way streets narrow enough to slow traffic. The intensity of commercial use in this proposed upzoning 
is not consistent with a residential area of stability where local streets have been changed to avoid 
through traffic. 

3.       The City and County of Denver has gone on record saying they will not widen streets to 
accommodate growth in outlying areas. Instead growth will be will be channeled to areas of change 
where streets can accommodate large commercial volume. This is not an area of change and streets 
would need to be reconfigured and widened to accommodate a use that is not residential. 
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4.       Zoning in all directions surrounding this site is U‐SU‐A with the exception of one spot zone change 
to the west of the property in question. U‐SU‐A is the strictest residential zoning category and does not 
allow owners to add additional units or accessory units (e.g., carriages houses/granny flats). Residents 
do not have the ability to change their home to increase revenue, but they do have consistency that 
zoning offers to understand intended growth. The site in question is served by the same streets as the 
surrounding residential parcels and dramatically increasing the allowed square footage and intensity of 
use on this site is inconsistent with the existing surrounding zoning and area stability. If the intent 
behind the U‐SU‐A and the stability has changed, than more than a single property should be 
upzoned, otherwise rezoning this U‐SU‐A parcel is inconsistent spot zoning for the benefit of a single 
owner. 

5.       Blueprint Denver signifies a Neighborhood Center that ends two blocks west of this site at Julian 
Street and 32nd Ave. In Blueprint Denver the parcel in question is in an area of stability, not and area of 
change and is not included in the Neighborhood Center. The proposed site is not surrounded by high 
intensity uses or duplexes; it is surrounded by U‐SU‐A sites, the City’s most restrictive residential 
zone. 

6.       The numbers of units currently being built in the West Highlands Neighborhood are notable 
including developments on Lowell and 38th, Julian and 38th, and the change of the senior living 13 story 
unit on Julian Street and 32nd Avenue to residential units. This magnitude of change should not justify 
more change; it should signify that more direction in planning is needed. West Highlands 
Neighborhood needs a neighborhood or small area plan before unguided growth with used to 
constitute more growth. 

7.       There is no existing neighborhood plan to guide growth for the area. The representing Residential 
Neighborhood Organization (RNO), West Highlands Neighborhood Association (WHNA) is in the 
process of developing a neighborhood plan. Funds to support the hiring of a qualified facilitator are 
being secured from The Denver Foundation and WHNA will lead the development of a neighborhood 
plan. Additional upzoning prior to completion of a neighborhood plan constitutes further uncharted 
growth and spot zoning and is inconsistent with the representing RNOs intent. 

8.       The growth that has happened in West Highlands Neighborhood in recent years, even prior to the 
upcoming increases, has put more pedestrians on the street, increased the number of children and 
youth walking to schools (Edison Elementary, Brown International Elementary, Skinner Middle School 
and North High School) and has created heavy traffic and parking difficulties. These challenges need 
more than piecemeal attention from the City and County of Denver. The City and County of Denver, 
the Planning Board and the City Council need to prioritize neighborhoods where growth is targeted 
and provide more detailed plans in coordination with Registered Neighborhood Organizations and 
residents living with the future impacts of uncharted growth. 

As an neighbor to this property, property owner, and citizen and voter in the City of County of Denver, I 
urge you to decline a zoning change for this property until a Neighborhood Plan is created for West 
Highlands Neighborhood and until a participatory and binding process has occurred to determine the use 
of this parcel. 

 Thank you for your time and consideration. 
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Sincerely, 

Cindy Eby 

3233 West 31st Ave 



From: Jenny Davies-Schley
To: Rezoning - CPD; Espinoza, Rafael G. - City Council; Contreras, Rita B. - City Council
Subject: Opposition to Emmaus/32nd & Irving Upzoning
Date: Friday, July 31, 2015 8:26:31 AM

I’m writing to express my opposition to the proposed upzoning of the Emmaus Lutheran 
Church property at West 32nd Avenue and Irving Street in Council District 1. This on 32nd 
Ave. two houses west of Irving and I can tell you the traffic at our intersection is already 
difficult to navigate without adding many more visitors.

As the parent of a North High student who walks to and from school, I am very concerned 
about the increased traffic problems that this prospective project presents. Irving Street is not a
 through street at Speer, ending one block north of the proposed redevelopment site, 
complicating vehicle access. Neither Irving Street nor 32nd Avenue have turn lanes, only two 
way streets narrow enough to slow traffic. With all the new units being built in the area (32nd 
and Lowell, 38th and lowell, 38th and Julian and more), it’s clear to me that we are reaching a 
point at which additional cars/residents are outstripping the ability of our infrastructure to 
support it – already it can take more than 5 minutes to travel through the light at 32nd and 
Lowell at busy times if there are multiple cars trying to make left turns. 

Furthermore, the intensity of commercial use in this proposed upzoning is not consistent with 
a residential area of stability where local streets have been changed to avoid through traffic. 
The City and County of Denver has gone on record saying they will not widen streets to 
accommodate growth in outlying areas. Instead growth will be will be channeled to areas of 
change where streets can accommodate large commercial volume. The site is in an "area of 
stability" with limited traffic access due to intentionally slow and narrow streets. Not an "area 
of change" and streets would need to be reconfigured and widened to accommodate a use that 
is not residential. 

As an neighbor to this property, property owner and voter, I urge you to decline a zoning 
change for this property until a Neighborhood Plan is created for West Highlands 
Neighborhood and until binding process with authentic and substantive public engagement has
 occurred to determine the use of this parcel.

Thank you,

Jenny Davies
3315 W. 32nd Ave.
Denver, CO  80211

mailto:jenny@progressive-promotions.com
mailto:Rezoning@denvergov.org
mailto:Rafael.Espinoza@denvergov.org
mailto:RitaB.Contreras@denvergov.org
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Watkins, Tim - Community Planning and Development

From: Baldschun, Brett [BBaldschun@medline.com]
Sent: Friday, July 31, 2015 3:55 PM
To: Espinoza, Rafael G. - City Council; Contreras, Rita B. - City Council; Watkins, Tim - 

Community Planning and Development; districtone@denvergov.org
Subject: Rezoning Application # 20141-00033, Emmaus Church

Dear Councilman Espinoza and Senior City Planner Tim Watkins, 
  
I am writing in response to rezoning Application # 20141‐00033, concerning parcel number 02293‐02‐027‐000 
and the proposed upzoning of the Emmaus Lutheran Church property at West 32nd Avenue and Irving Street 
in Council District 1. This property is currently zoned U‐SU‐A for single family residential use and the proposed 
rezoning would allow for significantly higher intensity use of the parcel. 
  

While I am not opposed to redevelopment of this parcel, I am against the proposed rezoning at this time for 
the following reasons:  

 1.      Blueprint Denver, the existing zoning plan to guide development within the city, created guidelines for 
land use and transportation connections. The area in which the proposed site sits was designated by 
Blueprint Denver as an area of stability, with limited traffic access due to intentionally slow and 
narrow streets. 

2.       Prior to the creation of Blueprint Denver, Irving Street was cut off from Speer preventing it from 
being a through street. Irving Street ends one block north of the property in question prohibiting 
through traffic to and from this site. Neither Irving Street nor 32nd Avenue have turn lanes, only two 
way streets narrow enough to slow traffic. The intensity of commercial use in this proposed upzoning 
is not consistent with a residential area of stability where local streets have been changed to avoid 
through traffic. 

3.       The City and County of Denver has gone on record saying they will not widen streets to 
accommodate growth in outlying areas. Instead growth will be will be channeled to areas of change 
where streets can accommodate large commercial volume. This is not an area of change and streets 
would need to be reconfigured and widened to accommodate a use that is not residential. 

4.       Zoning in all directions surrounding this site is U‐SU‐A with the exception of one spot zone change 
to the west of the property in question. U‐SU‐A is the strictest residential zoning category and does not 
allow owners to add additional units or accessory units (e.g., carriages houses/granny flats). Residents 
do not have the ability to change their home to increase revenue, but they do have consistency that 
zoning offers to understand intended growth. The site in question is served by the same streets as the 
surrounding residential parcels and dramatically increasing the allowed square footage and intensity of 
use on this site is inconsistent with the existing surrounding zoning and area stability. If the intent 
behind the U‐SU‐A and the stability has changed, than more than a single property should be 
upzoned, otherwise rezoning this U‐SU‐A parcel is inconsistent spot zoning for the benefit of a single 
owner. 

5.       Blueprint Denver signifies a Neighborhood Center that ends two blocks west of this site at Julian 
Street and 32nd Ave. In Blueprint Denver the parcel in question is in an area of stability, not and area of 
change and is not included in the Neighborhood Center. The proposed site is not surrounded by high 
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intensity uses or duplexes; it is surrounded by U‐SU‐A sites, the City’s most restrictive residential 
zone. 

6.       The numbers of units currently being built in the West Highlands Neighborhood are notable 
including developments on Lowell and 38th, Julian and 38th, and the change of the senior living 13 story 
unit on Julian Street and 32nd Avenue to residential units. This magnitude of change should not justify 
more change; it should signify that more direction in planning is needed. West Highlands 
Neighborhood needs a neighborhood or small area plan before unguided growth with used to 
constitute more growth. 

7.       There is no existing neighborhood plan to guide growth for the area. The representing Residential 
Neighborhood Organization (RNO), West Highlands Neighborhood Association (WHNA) is in the 
process of developing a neighborhood plan. Funds to support the hiring of a qualified facilitator are 
being secured from The Denver Foundation and WHNA will lead the development of a neighborhood 
plan. Additional upzoning prior to completion of a neighborhood plan constitutes further uncharted 
growth and spot zoning and is inconsistent with the representing RNOs intent. 

8.       The growth that has happened in West Highlands Neighborhood in recent years, even prior to the 
upcoming increases, has put more pedestrians on the street, increased the number of children and 
youth walking to schools (Edison Elementary, Brown International Elementary, Skinner Middle School 
and North High School) and has created heavy traffic and parking difficulties. These challenges need 
more than piecemeal attention from the City and County of Denver. The City and County of Denver, 
the Planning Board and the City Council need to prioritize neighborhoods where growth is targeted 
and provide more detailed plans in coordination with Registered Neighborhood Organizations and 
residents living with the future impacts of uncharted growth. 

As an neighbor to this property, property owner, and citizen and voter in the City of County of Denver, I 
urge you to decline a zoning change for this property until a Neighborhood Plan is created for West 
Highlands Neighborhood and until a participatory and binding process has occurred to determine the use 
of this parcel. 

 Thank you for your time and consideration. 

  

Sincerely, 

Brett Baldschun 

3239 West 31st Ave 





Attachment 2 - Public and RNO Comment Letters

C. Letter of opposition containing personal position 
statements, the WHNA position statement, and a 
summary and analysis of an online petition.
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