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TO: Denver Planning Board, Joel Noble, Chair 
FROM: Theresa Lucero, Senior City Planner 
DATE:  October 31, 2018 
RE: Official Zoning Map Amendment Application #2017I-00153 
 
Staff Report and Recommendation 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval for 
application #2017I-00153. 
 
Request for Rezoning 

Address: 219, 221, 223, 225, 227, 235, and 245 South Holly Street 
Neighborhood/Council District: Hilltop Neighborhood / City Council District 5 
RNOs: Cranmer Park-Hilltop Civic Association; Crestmoor Park 

Neighborhood Association; Hilltop Heritage Association; 
Inter-Neighborhood Cooperation 

Area of Property:   28,129 SF, 0.65 Acres 
Current Zoning:   E-MU-2.5 and E-SU-Dx 
Proposed Zoning:   E-MU-2.5 with a Waiver 
Property Owners: Anna DeWitt, Katherine Ferraro, Lori Jensen, Molly Anna 

Kull, Carmen Margala, Eric Press, Jennifer Preston 
Applicant/Owner: Anna DeWitt 
 

Summary of Rezoning Request 
• The subject properties contain three one-story structures, two single-unit structures and 

one 5-unit structure.  The structures were built between 1953 and 1957.  The properties 
are located on South Holly Street north of East Alameda Avenue.  The requested map 
amendment is being sought to allow the property owners to demolish the existing three 
structures and develop one multi-unit structure.  

• An application to rezone the property was initially submitted in December 2017, 
requesting the S-MU-3 zone district.  At a Planning Board public hearing on April 4, 2018 
CPD staff recommended denial, and after hearing testimony and deliberating, the 
Planning Board voted 6-1 with one abstention to recommend denial.  

• The applicant changed the application in April 2018 to request the E-MU-2.5 zone district 
with a waiver that changes the height limit for the Apartment building form from 2 to 2.5 
stories.  The effect of the waiver would be to allow a structure using the Apartment 
building form to attain a 3-story building height with reduced square footage on the 3rd 
story.  All other E-MU-2.5 zoning standards would apply. 

• The E-MU-2.5, Urban Edge, Multi-unit, 2.5-story (35 feet maximum building height), 
zone district is intended for use in the Urban Edge Neighborhood Context which is 
characterized by a mix of urban and suburban characteristics with primarily single and 
two-unit residential land uses, and small-scale multi-unit residential and commercial 
areas embedded in residential areas.  Single-unit structures in the zone district are either 
Suburban or Urban House forms with allowed Tandem House forms, and allowed multi-
unit building forms include Duplex, Garden Court, Town House and the Apartment form.  
Accessory dwelling units are also permitted.  Further details of the zone district can be 
found in Article 4 of the Denver Zoning Code. 
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General Location 
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Waiver Request 
Section 12.4.10.6 of the Denver Zoning Code enables applicants for an official map amendment 
to request a waiver of certain rights or obligations under the proposed zone district.  This 
application includes one waiver request to waive the E-MU-2.5 maximum height of 2 stories for 
the Apartment building form and replace it with an allowed height of 2.5 stories.  The effect of 
the waiver would be to allow a structure using the Apartment building form to attain a 3-story 
building height with reduced gross floor area on the 3rd floor.  All other E-MU-2.5 zoning 
standards would apply. 
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1. Existing Context 
The subject property is near the southern boundary of the Hilltop neighborhood.  In the general 
vicinity are: 

• Carson Elementary School, 3 blocks north, 
• Alameda Avenue, 1/2 block south, 
• Leetsdale Drive 2 blocks south, 
• Crestmoor Park, 4 blocks east, 
• Lowry Redevelopment, 8 blocks east, 
• Robinson Park, 4 blocks northwest. 

 

The subject property is located between a structure containing three restaurants on the north and 
a 2-story 7-townhome development on the south.  To the east across Holly Street are two low-
intensity multi-unit structures, and to the west across an alley are single-unit structures.  Area 
building heights range from 1 to 2-stories.  
 
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 
E-MU-2.5 
and E-
SU-Dx 

Single- & Multi-unit 
Residential 1-2 story Structures 

Grid street patterns 
with some alleys 
and attached 
sidewalks. Regular 
pattern of rectilinear-
shaped blocks.  

North E-MX-2x Commercial 1-story Structure 

South PUD #101 Multi-unit Residential 2-story Structures 

West E-SU-Dx Single-unit 
Residential 1-2-story Structures 

East E-SU-Dx 
Single- and Multi-unit 
Residential, 
Commercial 

1-2-story Structures 
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2. Existing Zoning 
 

 
 

The current zoning of the subject property is E-MU-2.5 and E-SU-Dx.  The E-SU-Dx zone 
district allows either a Suburban or Urban House building form on a minimum 6,000 square feet 
zone lot.  Maximum building height for the Suburban House building form is 30-35 feet and 2.5 
stories.  Maximum height for the Urban House building form is 30-35 feet and 2.5 stories for the 
front 65% of the zone lot, and 17 feet and 1-story for the rear 35% of the zone lot depth.   
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In the E-MU-2.5 zone district all the allowed Primary residential building forms may attain a 
maximum height of 35 feet with increased lot widths.  All Primary building forms allow up to 2.5 
stories, which is 3 stories with a reduced gross floor area on the 3rd story, except the Apartment 
form.  The Apartment building form in the E-MU-2.5 zone district allows the same maximum 
height in feet, but only 2 stories.  Minimum zone lot sizes are 4,500 square feet for Urban 
House, Duplex and Tandem House building forms, and 6,000 square feet for Suburban House, 
Town House, Garden Court and Apartment building forms.  As shown in the table below, the 
Urban Edge building forms have a lower building height in the rear 35% of the zone lot depth, 
except the Suburban House, which trades off a higher maximum building height in the rear for a 
lower, more restrictive bulk plane than the Urban House. 
 
E-MU-2.5 Maximum 
Height 

Front 65% Rear 35% 

Suburban House 30-35 feet/ 2.5 stories 
(limited by a more restrictive bulk plane than Urban House) 

Urban House 30-35 feet/ 2.5 stories 17 feet/ 1-story 
Duplex 30-35 feet/ 2.5 stories 17 feet/1-story 
Tandem House 30-35 feet/ 2.5 stories 24 feet 
Town House 30-35 feet/ 2.5 stories 19 feet/1-story 
Garden Court 30-35 feet/ 2.5 stories 19 feet/1-story 
Apartment 30-35 feet/ 2 stories 19 feet/1-story 

 
In the E-MU-2.5 zone district the Apartment building form requires an upper story side setback 
of 15 feet above 25 feet for structures with low-slope roofs.  In addition, the Apartment form 
requires an upper story stepback of 10 feet for any portion of structure with a low-slope roof 
above 25 feet on the Primary Street side of the structure.  
 
South of the subject property, PUD #101 was approved in 1983 and allows seven townhomes 
with a maximum height of 30 feet in the front of the lot.  According to the PUD District Plan, the 
rear (western most) 24 feet of the PUD is restricted to a maximum height of 20 feet for garages. 
 
North of the subject property, the E-MX-2x zone district allows a maximum building height of 2 
stories and 30 feet in the General and Shopfront building forms. 
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3. Existing Land Use 
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4. Existing Building Form and Scale 
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Summary of City Agency Referral Comments 
As part of the Denver Zoning Code review process, the rezoning application is referred 
to potentially affected city agencies and departments for comment.  A summary of 
agency referral responses follows: 
 
Assessor:  No comments. 
 
Asset Management:  No comments. 
 
Denver Public Schools:  No comments. 
 
GIS:  No comments. 
 
Department of Environmental Health:  No comments. 
 
Parks and Recreation:  No comments. 
 
Plan Implementation:   
1. Continue to participate in mediation and update me on your progress.  
2. Submit the site plan for your proposed building to Development Services for a Concept 

Review.  This will identify any unforeseen issues with obtaining zoning and building permits.  
If your site plan is an issue being mediated, your site plan should be reviewed by 
Development Service prior to finalizing the mediated agreement. 

 
Public Works – ROW - City Surveyor:  Approved – No comments. 
 
Development Services - Transportation:  No comments. 
 
Development Services – Wastewater:  Approved – see comments below.  DS Wastewater 
approves the subject zoning change.  The applicant should note that redevelopment of this site 
may require additional engineering including preparation of drainage reports, construction 
documents, and erosion control plans.  Redevelopment may require construction of water 
quality and detention basins, public and private sanitary and storm sewer mains, and other 
storm or sanitary sewer improvements.  Redevelopment may also require other items such as 
conveyance of utility, construction, and maintenance easements.  The extent of the required 
design, improvements and easements will be determined during the redevelopment process.  
Please note that no commitment for any new sewer service will be given prior to issuance of an 
approved SUDP from Development Services. 
 
Development Services – Project Coordination:  Approve Rezoning Only - Will require 
additional information at Site Plan Review. 
 
Development Services – Fire Prevention:  No comments. 
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Public Review Process 

 Date 

CPD informational notice of receipt of the 
initial rezoning application to all affected 
members of City Council and Registered 

Neighborhood Organizations: 

01/11/18 

Property legally posted for a period of 15 
days and CPD written notice of the 

Planning Board public hearing sent to all 
affected members of City Council, 

Registered Neighborhood Organizations: 

02/19/18 

Planning Board public hearing at which this 
case was postponed at the applicant’s 

request: 
03/07/18 

Planning Board public hearing on initial 
rezoning application where the Planning 

Board voted 6-1 with 1 abstention to 
recommend denial to City Council:   

04/04/18 

CPD informational notice of receipt of the 
amended rezoning application to all 

affected members of City Council and 
Registered Neighborhood Organizations: 

04/23/18 

Property legally posted for a period of 15 
days and CPD written notice of the 

Planning Board public hearing sent to all 
affected members of City Council, 

Registered Neighborhood Organizations 
and property owners within 200 feet of the 

subject property: 

10/22/18 

Planning Board Public Hearing: 11/07/18 

CPD written notice of the Land Use, 
Transportation and Infrastructure 

Committee meeting sent to all affected 
members of City Council and Registered 
Neighborhood Organizations, at least ten 

working days before the meeting: 

11/13/18 
(tentative) 

Land Use, Transportation and 
Infrastructure Committee of the City 

Council: 

11/27/18 
(tentative) 
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Property legally posted for a period of 21 
days and CPD written notice of the City 

Council public hearing sent to all affected 
members of City Council and Registered 

Neighborhood Organizations: 

12/16/18 
(tentative) 

City Council Public Hearing: 01/07/19 
(tentative) 

 
Mediation 
After the April 4, 2018, Planning Board hearing, the applicant and developer participated in two 
mediated discussions with representatives from the Cranmer Park – Hilltop Civic Association, 
the Crestmoor Park Neighborhood Association, and a representative of adjacent neighbors.  
The final report from the mediator lists eleven points of discussion including a reduction of the 
unit count, rooftop decks, rear setbacks, garages, parking, additional landscaping, lighting, 
traffic, parking of construction workers, the formation of a HOA to not allow short term rentals 
and impacts to existing property values.  Per the report, as of the date of the final report the 
Cranmer Park – Hilltop Civic Association would not oppose the rezoning pending covenants that 
follow the mediated agreement, the immediate neighbors opposed the rezoning based upon 
density, and the Crestmoor Park Neighborhood Association opposed the rezoning based upon 
density, parking and safety issues.  See the attached final mediation report. 

Registered Neighborhood Organizations 
To date, staff has received no comment letters from Registered Neighborhood Organizations. 
 
Other Public Comment 
To date, 11 other public comment letters have been received.  Nine of the letters oppose the 
proposed rezoning citing Holly Street traffic congestion and safety concerns, lack of parking in 
the area, the belief that increased density is detrimental to the area, and concerns about details 
of the mediation process.  Two letters support the rezoning based upon the need for affordable 
housing for families, stating that this is an appropriate location for increased density, stating the 
design and setbacks fit well and that Holly Street is already a mixed use corridor.  See the 
attached letters for the full text of the comments.  
 
 
Criteria for Review / Staff Evaluation 
The criteria for review of this rezoning application are found in DZC, Sections 12.4.10.7 and 
12.4.10.8, as follows: 

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

 
DZC Section 12.4.10.8 

1. Justifying Circumstances 
2. Consistency with Neighborhood Context Description, Zone District Purpose and 

Intent Statements 
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1. Consistency with Adopted Plans 
The criteria for review of this rezoning application include conformance with adopted regulations, 
and with the Comprehensive Plan and applicable supplements.  Applicable documents are: 
• Denver Comprehensive Plan 2000 
• Blueprint Denver (2002) 
 
Denver Comprehensive Plan 2000   
The proposal is consistent with and positively addresses many Denver Comprehensive Plan 
strategies, including:  

 
• Environmental Sustainability Strategy 2-F to “Conserve land by promoting infill 

development within Denver where services and infrastructure are already in place” (p. 
39). 

• Land Use Strategy 1-H to “Encourage development of housing that meets the 
increasingly diverse needs of Denver’s present and future residents in the Citywide 
Land Use and Transportation Plan” (p. 58). 

• Land Use Strategy 3-B to “Encourage quality infill development that is consistent with the 
character of the surrounding neighborhood; that offers opportunities for increased 
density and more amenities; and that broadens the variety of compatible uses” (p. 
60).  

• Legacies Strategy 2-A “Establish development standards to encourage positive 
change and diversity while protecting Denver’s traditional character” (p. 98). 

• Legacies Strategy 3-A to “Identify areas in which increased density and new uses are 
desirable and can be accommodated” (p. 99) 

• Housing Objective 1 “Support Housing Development.  Ensure that City policies and 
procedures promote housing development and do not add unnecessary costs” (p. 
113). 

• Housing Objective 2 “Preserve and Expand Existing Housing.  Encourage preservation 
and modernization of Denver’s existing housing stock and established neighborhoods. 
Support addition of housing in expansion and infill development” (p. 114). 

• Housing Objective 4 “Middle-Income Households.  Attract and retain middle-income 
households” (p. 116).  

 
The proposed zone district will enable the development of a 2.5-story multi-unit residential 
structure in the Apartment building form.  Under the proposed E-MU-2.5 zone district, the 
proposed structures would allow additional housing units in the area and promote infill where 
infrastructure already is in place.  New units would diversify the housing choices in the area and 
increase density with a building form and scale compatible with the existing zoning entitlement 
in the area.  Building heights allowed in the proposed E-MU-2.5 zone district are the same as 
those allowed in the surrounding E-SU-Dx zone district, up to 35 feet.  The E-MU-2.5 zone 
district also reduces building mass in the rear 35% of the zone lot (as is the case in the 
surrounding E-SU-Dx zone district) and requires further reductions of the building mass with 
upper story side setbacks and upper story front stepbacks.  Extending the E-MU-2.5 zone 
district to the south could result in an increase in density at a scale compatible with the entitled 
scale of the surrounding neighborhood.  This approach also would be consistent with 
Comprehensive Plan policies that emphasize encouraging development that is consistent with 



Rezoning Application #2017I-00153 
219, 221, 223, 225, 227, 235 & 245 South Holly Street 
October 31, 2018 
Page 13 

the character of the neighborhood but offers increased opportunity for housing development and 
density.   
 
Blueprint Denver 
Blueprint Denver, the City’s Land Use and Transportation Plan, identifies the subject property as 
being within an Area of Stability with a land use recommendation of Single Family Residential. 
 

  
 
 
Future Land Use 

The Single Family Residential land use concept is described in Blueprint Denver as areas 
where “single-family homes are the predominate residential type… and the employment 
base is significantly smaller than the housing base” (p. 42).  “A city should contain 
neighborhoods that offer a variety of housing types, as well as complementary land-use 

2002 Blueprint 
Denver Plan Map 
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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…There are several different types of residential areas, and 
neighborhoods often have more than one type within them” (p. 41).  The existing land uses 
adjacent to the subject property to the north are commercial and to the south and east are 
low-scale multi-unit residential land uses.  The proposed E-MU-2.5 zone district will allow 
the addition of multi-family development to add to the variety of housing types available on 
the block and in the neighborhood.  The E-MU-2.5 zone district will allow building heights in 
the redevelopment that are already allowed by the surrounding E-SU-Dx zone district and 
with the extension of the existing E-MU-2.5 district south, will introduce low-scale multi-unit 
development to the area at a level that is compatible with the existing block.  
 

Area of Change / Area of Stability 
As noted, the subject site is in an Area of Stability.  These are areas where “preserving and 
revitalizing neighborhood character is the prevailing concern…Limiting overall development 
in the Areas of Stability helps achieve many growth management goals, while preserving the 
valued quality of life that is characteristic of Denver’s neighborhoods” (p. 23-25).  The zoning 
standards within the E-MU-2.5 zone district will allow reinvestment in the property and they 
will keep new development to a compatible scale with the zoning entitlement of surrounding 
properties and the existing land uses on the block.  Per Blueprint Denver “limiting overall 
development in the Areas of Stability helps to achieve many growth management goals, 
while preserving the valued quality of life that is characteristic of Denver neighborhoods” (p. 
25).  Some of the strategies for Areas of Stability include: Compatibility between existing 
and new development, and Diversity of housing types, size and cost.  
 

Street Classifications 
The subject property is on South Holly Street, a Residential Collector Street.  These street 
types “provide balance between mobility and land access” (p. 51).  The E-MU-2.5 zone 
district standards are geared toward lower-scaled, less intense single and multi-unit 
residential land uses within neighborhoods.  This is consistent with the street types 
surrounding the subject property. 

 
Use of Waivers and Conditions 

Blueprint Denver provides the following policy guidance regarding the use of Waivers and 
conditions, or customized zoning (p. 82): 

“The unsatisfactory performance of the current regulations has led to the use of unique 
conditions and waivers applied to rezonings.  These waivers and conditions, which are 
not organized in the zoning code, further complicate Denver’s zoning situation.  In 
addition, these conditions are written to address the construction of buildings and are not 
crafted broadly enough to address the ongoing regulation of the land after construction is 
completed.  They remain enforceable for decades after, regardless of their effectiveness 
and applicability.  
 
The result is that the regulatory system does not deliver effective land use regulation, but 
its administration absorbs a large amount of resources.  It is difficult to envision how 
Blueprint Denver will be implemented by simply adding another layer of regulation on top 
of the current code.  In fact, if the reforms mentioned in this chapter are instituted, it may 
be appropriate to eliminate the practice of rezoning with conditions and waivers.”  
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To implement this plan recommendation, CPD policy supports the use of waivers only in 
situations where the waiver helps to solve an issue that CPD is committed to resolve 
through a future text amendment to the Denver Zoning Code. The waiver request included 
in this application is consistent with this waiver policy because the department is committed 
to revising the 2 story maximum height for the Apartment building form in the E-MU-2.5 zone 
district.  The current 2-story maximum height is confusing, and it is inconsistent with the 
allowed heights of all other allowed residential building forms in the Urban Edge Context.  A 
similar waiver to increase the building height in stories for the Apartment building form in the 
E-MU-2.5 zone district has been previously approved in another rezoning. 
 
The proposed waiver is consistent with a future Zoning Code text amendment that will bring 
the Apartment building form maximum height into agreement with all other multi-unit building 
forms in the Urban Edge Context.  This use of a waiver is consistent with this Blueprint 
Denver plan direction.  
 

2. Uniformity of District Regulations and Restrictions:  Rezoning the site to E-MU-2.5 will 
further the uniform application of district regulations in the City.  The same regulations will 
apply to the subject site as to all other areas zoned E-MU-2.5 in the city. 

3. Public Health, Safety and General Welfare:  The proposed official map amendment 
further the public health, safety, and general welfare of the City primarily by allowing the re-
development of the property that is in character with the neighborhood in scale and design, 
and by supporting reinvestment that increases the variety of housing types in the existing 
neighborhood.  

 
4. Justifying Circumstances 

The applicable justifying circumstance is that since the date of the approval of the existing 
Zone District, there has been a change to such a degree that the proposed rezoning is in the 
public interest.  The applicant cites the changing character of the neighborhood and states 
that homes like hers are now out of character with the neighborhood as larger homes are 
replacing smaller homes.  In addition to recognizing that the area is seeing some 
redevelopment under the Single Unit zone districts, recent new commercial and mixed-use 
development along Leetsdale Drive and in Lowry also has changed the character of the 
wider area with new civic, residential and commercial land uses.  Recognizing the changed 
character of the area is an appropriate changed circumstance. 

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

Statements 
The fifth review criterion in the Denver Zoning Code is that the proposed official map 
amendment must be consistent with the descriptions of the applicable neighborhood 
context, and with the stated purpose and intent of the proposed zone district.  Overall, the 
proposed map amendment is consistent with the Urban Edge Neighborhood Context. 
 
The Denver Zoning Code describes the Urban Edge Context as a mix of elements from both 
the Urban and Suburban Neighborhood Contexts with primarily single and two-unit 
residential uses.  Small-scale multi-unit residential uses and commercial areas are also 
embedded in residential areas.  Multi-unit building forms are typically the Row House, 
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Garden Court, Town House or Apartment forms.  Multi-unit residential and commercial uses 
are located along local streets, arterials and main streets.  Street and block patterns consist 
of a regular pattern of block shapes surrounded by a grid or modified grid street system, and 
a mixed presence of alleys.  Block sizes are consistent and include attached, detached and 
non-existent sidewalks.  The Urban Edge Context is characterized by low scale buildings 
except for some mid-rise commercial and mixed-use structures, particularly at nodes or 
along arterial streets.  There is typically reliance on automobiles with low to medium access 
to the multi-modal transportation system. (Division 4.1) 

 
The Urban Edge residential zone districts are intended to promote and protect residential 
neighborhoods within the character of the Urban Edge Neighborhood Context.  They allow 
for some multi-unit districts, but not to such an extent as to detract from the overall image 
and character of the residential neighborhood.  The zoning standards recognize common 
residential characteristics within the Urban Edge Neighborhood Context but accommodate 
variation by providing a variety of Residential Zone Districts.  The regulations provide 
certainty to property owners, developers, and neighborhoods about the limits of what is 
allowed in a residentially-zoned area.  These regulations are also intended to reinforce 
desired development patterns in existing neighborhoods while accommodating 
reinvestment. (Division 4.2) 

 
The E-MU-2.5 zone district is a multi-unit zone district and allows the Suburban House, 
Urban House, Duplex, Tandem House, Garden Court, Town House and Apartment building 
forms are allowed primary building forms with maximum building heights up to 3 stories and 
up to 35 feet.  With proposed waiver and the E-MU-2.5 zone district the maximum allowed 
height for the proposed Apartment is 35 feet and 3 stories in the front 65% of the zone lot 
depth.  
 
This neighborhood contains an orthogonal grid of streets with a consistent block pattern, 
which are characteristic of the Urban Edge Neighborhood Context.  By allowing a higher 
maximum building height that is the same as the entitlement in surrounding residential zone 
districts, by having reduced rear building heights that are characteristic of the surrounding 
residential zone districts, and by sculpting the top story with side and front stepbacks the 
proposed rezoning will allow a scale of development that is compatible with the existing 
neighborhood.  The E-MU-2.5 zone district is consistent with both the general and specific 
purpose and intent of the Urban Edge Context and the E-MU-2.5 zone district description.  
 

 
 
Attachments: 

1. Application  
2. Legal Description 
3. Comment letters (11) 
4. Mediation Report 



From: Rezoning - CPD
To: Lucero, Theresa - CPD Sr City Planner
Subject: FW: Green Flats Project 10.17
Date: Wednesday, August 01, 2018 8:51:02 AM

Hey,
I think they are referencing the Holly rezoning that has been sitting for awhile but that is still active
(according to my knowledge) so I’m sending this over to you.
 
Thanks,
Heidi
 

From: Douglas and Maria Tweed <tweed1@msn.com> 
Sent: Wednesday, August 01, 2018 8:14 AM
To: Rezoning - CPD <Rezoning@denvergov.org>
Subject: Green Flats Project 10.17
 
Dear Zoning
 
The traffic on Holly St is out of control now, Large Commercial Trucks, Excess Cars and Speeding the
street cannot take any more traffic (have been in contact numerous times with the local city
council). 
Has anyone done a current traffic study?
It’s not the look of the project its self that I’m objecting, it is what it will do to the neighborhood with
more population and traffic. 
This was created as a individual residential neighborhood and that’s why people bought and moved
here, please do not take that away from us!
 
Hilltop Home Owner  
 

mailto:Rezoning@denvergov.org
mailto:Theresa.Lucero@denvergov.org


From: Rezoning - CPD
To: Lucero, Theresa - CPD Sr City Planner
Subject: FW: Green Flats Project South Holly Street
Date: Wednesday, August 15, 2018 12:30:42 PM

-----Original Message-----
From: Denice Reich <denice@callitsold.com>
Sent: Wednesday, August 15, 2018 10:16 AM
To: Rezoning - CPD <Rezoning@denvergov.org>
Subject: Green Flats Project South Holly Street

I am stunned there is no traffic impact study when the city of Denver changes the zoning for a project. We were told
that that is another department and has nothing to do with the zoning change. I travelled along Holly twice a day to
work. It is a narrow street with parking on each side. There have been two accidents. The last one was on June 19th.
It is ridiculous to jam this property with the density of the project. What the hell are you people thinking? You have
had people and neighborhoods yelling at you and you have deaf ears to these massive changes in the zoning for the
neighborhood. It is disgusting.

Denice Reich and Stephanie Goldammer
Alliance Real Estate Services, LLC. d/b/a RE/MAX Alliance
1873 S Bellaire Street Suite 700
Denver, CO 80222
O: 303-757-7474
C: 303-886-0000
F: 303-782-1622
info@callitsold.com

mailto:Rezoning@denvergov.org
mailto:Theresa.Lucero@denvergov.org






























From: monicahmh@me.com
To: Lucero, Theresa - CPD Sr City Planner
Cc: Wende Reoch; Anna De Witt; Susman, Mary Beth - CC Member Denver City Cncl
Subject: [EXTERNAL] Support for 227 S Holly Project
Date: Friday, October 12, 2018 1:54:44 PM

  Use caution with attachments or links.

______________________________________________________________________
Theresa,

I live at 35 Eudora Street in Hilltop and am writing in support of the rezoning of 227 S. Holly Street. I am an ardent
supporter of increasing the supply of housing in Denver to address the acute affordable housing crisis affecting our
city. In past few years, housing costs, both for sale and rental, have increased precipitously, far outpacing regional
income growth. As a result, families, people of color and low and middle income residents have had to flee our city.
As an example of this, the past couple years Denver Public Schools have experienced a reduced kindergarten
entering class likely due to the fact that families are leaving the city. I believe the means to address this problem is
to add density where feasible. The 227 S. Holly project is in my mind an appropriate location for increasing density.
Holly Street is an arterial street that can appropriately absorb multi-family projects such as this one. In addition, this
project is less than a block north of a major transit corridor, Alameda, and thus underscores its appropriateness for
an up-zoning.

I would encourage the Denver Planning Board and Denver City Council to support this rezoning and allow for
increased density at this project site as it is an appropriate location for increasing density and thus would assist in
alleviating the Denver housing crisis.

Thank you,
Monica Martinez

mailto:Theresa.Lucero@denvergov.org
mailto:mwreoch@comcast.net
mailto:dewitt.annamarie@gmail.com
mailto:MaryBeth.Susman@denvergov.org


From: Jenny Bock
To: Lucero, Theresa - CPD Sr City Planner
Subject: [EXTERNAL] Re project on Holly Street between Cedar and Alameda
Date: Tuesday, October 16, 2018 10:42:18 AM

  Use caution with attachments or links.

______________________________________________________________________
I heard about the rezoning application for condos on Holly Street south of the Park Burger Restaurant. This is a
terrible idea. Parking is already at a premium because of the restaurant. I travel through that area often. Alameda has
become a congested freeway and Holly is a major thoroughfare for the neighborhood right now. I have lived in this
neighborhood for most of my life. The idea of adding several more condos on the street is truly reprehensible. It’s a
scary narrow street and certainly doesn’t need anymore traffic. Please don’t allow this rezoning!

Janet Bock
711 Forest St.
Denver, CO 80220

Sent from my iPad

mailto:Theresa.Lucero@denvergov.org


From: Seery Maggio
To: Lucero, Theresa - CPD Sr City Planner
Cc: Brandon Fosbinder
Subject: [EXTERNAL] Rezoning Notice: Feedback for 219-245 S. Holly
Date: Friday, October 19, 2018 5:14:16 PM

Use caution with attachments or links. 

Ms. Lucero
 
It is our understanding that a multi-level condominium is being proposed on
November 7th and rezoning is requested for 219-245 S Holly St.  As residents
and home owners in the Hilltop neighborhood, we are vehemently opposed to
this rezoning / development effort. 

·       The streets around Holly, Cedar and Alameda are already too
congested; adding an additional 20+ units will further increase the
congestion.  This will be true regardless of the "extra" parking they
promise in their proposal.
·       Additionally, the proposal to add a condominium complex, one that is
proposed to be three (3) stories, simply does not aesthetically fit into the
Hilltop or Crestmoor neighborhoods:

o   There are no other housing developments which encompass
so many units, and 
o   There are no other structures of this height.  

We would appreciate you taking our comments into consideration when
reviewing the rezoning proposal on Nov. 7th, and deny this development.  
 
Sincere Regards,
Brandon Fosbinder
Seery Maggio Fosbinder
5253 E Bayaud Ave
Denver CO 80246
720-320-7965

mailto:Theresa.Lucero@denvergov.org
mailto:brandon.fosbinder@gmail.com


From: Joanne Davidson
To: Lucero, Theresa - CPD Sr City Planner
Subject: [EXTERNAL] Proposed development on S. Holly
Date: Friday, October 19, 2018 10:27:12 AM

Use caution with attachments or links. 

Even though my husband and I do not live in the immediate neighborhood (we’re at 509 Bellaire St.,
which is about a mile away) we have seen so much development in Hilltop over the past year or so
that is not appropriate for what had been a quiet, single-family home neighborhood. The
apartment/condo units alongside Crestmoor Park are just one example. And the mess at Boulevard
One. Neighbors objected to both, and while our city council representative had indicated she would
vote “no” on one of them, she sold us out by giving her approval.
We would hate to see another mixed-use or multi-occupancy structure erected in an already
congested area. Please consider this a strong objection to this proposal.
Thank you,
Joanne Davidson
303-394-3709
 
Sent from Mail for Windows 10
 

mailto:Theresa.Lucero@denvergov.org
https://urldefense.proofpoint.com/v2/url?u=https-3A__go.microsoft.com_fwlink_-3FLinkId-3D550986&d=DwMF-g&c=3XK8O7YER0cC6JEKE6ep0w&r=McUku2BXtW5K4Rmfel20Dv0UKhbj2EM3l3pI87-25BE&m=5CXtdqm6YhTsMOMnx_VpQcsymskKHdCS7kSa84mqkMs&s=-rsRuqUqFX3iGTmv5T5pIAfpnA_Mz00yTU2C0BMle98&e=


From: Anne B Ward
To: Lucero, Theresa - CPD Sr City Planner
Subject: [EXTERNAL] 219, 221, 223, 225, 227, 235, 245 S Holly St:
Date: Thursday, October 18, 2018 10:54:44 PM

  Use caution with attachments or links.

______________________________________________________________________
Hello:
My name is Dr Anne Bouise Ward, and I live at 151 S Eudora St. I’m writing to let you know my feelings about the
rezoning of this property.
S Holly has only one lane of traffic going each way (1 Northbound, 1 Southbound). Right now, that particular block
is already grid-locked with traffic, even during non-rush hour times. I cannot imagine what it will be like wth an
increase of 22 unit units over & above the already existing 5 units. It’s inconceivable that the surrounding
neighborhood is going to benefit in any way from this development. Only 2 days ago I witnessed a traffic accident
just north of the corner of S Holly & E Cedar. Believe me when I tell you it was a mess, just trying to turn left
(going west) onto E Cedar to avoid the pulled over cars & the police cars. If Holly were a street with more lanes,
this might be more feasible, but as it exists now, with the grocery complex across the street and Park Burger
complex next door, it will be an awfully crowded & unsafe area.
I believe it will hurt businesses, as more neighbors will find other places to shop & eat, with the dangers that corner
will become.
I truly think you should visit the site, especially during morning rush hour, to evaluate for yourself what this
development will do to this stretch of S Holly.
Thank you for reading my concerns.
Anne B Ward, MD

mailto:Theresa.Lucero@denvergov.org


From: Ann Spoor
To: Lucero, Theresa - CPD Sr City Planner
Subject: [EXTERNAL] Fw: Green Flats project on Holly Street
Date: Friday, October 26, 2018 10:36:44 AM

Use caution with attachments or links. 

Hello- I sent the following email to the general address but also wanted to send it to you as
the POC. thank you!

From: Ann Spoor
Sent: Friday, October 26, 2018 10:34 AM
To: rezoning@denvergov.org
Subject: Green Flats project on Holly Street
 
Hello- I live at 657 Bellaire Street, 80220.
I support this redevelopment in the neighborhood. I feel the design and setbacks that the
developer has agreed to fit well within this area. I also feel that Holly street with it's mixed use
commercial, retail, condos at 3rd and Holly and town homes at Alameda and Holly, work well
with this project. The precedents have been set for Holly as a mixed use corridor. 
Ann Spoor

Ann Spoor / REALTOR® 
Ann@LiveInDenver.net

Berkshire Hathaway HomeServices
Innovative Real Estate 
Cell 720-231-2231
Office 303-289-7009 
2460 W 26th Ave, Suite 120C 
Denver, CO 80211 

htmlsig.com

© 2017 BHH Affiliates, LLC. An independently owned and operated franchisee of BHH Affiliates, LLC. Berkshire
Hathaway HomeServices and the Berkshire Hathaway HomeServices symbol are registered service marks of
HomeServices of America, Inc.® Equal Housing Opportunity.

mailto:Theresa.Lucero@denvergov.org
mailto:Ann@LiveInDenver.net
https://urldefense.proofpoint.com/v2/url?u=http-3A__www.innovativere.com_&d=DwMFAw&c=3XK8O7YER0cC6JEKE6ep0w&r=McUku2BXtW5K4Rmfel20Dv0UKhbj2EM3l3pI87-25BE&m=kbNFer0DtDEO60v2U_jiSky4_CG-195JiQOSn4YqlgY&s=u9zDbKLmwS_wpoE-kSsLN-XsbjHZgXy16gHLfuAagWA&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__htmlsig.com_t_000001CXNDCY&d=DwMFAw&c=3XK8O7YER0cC6JEKE6ep0w&r=McUku2BXtW5K4Rmfel20Dv0UKhbj2EM3l3pI87-25BE&m=kbNFer0DtDEO60v2U_jiSky4_CG-195JiQOSn4YqlgY&s=uptBx-JKeBcmiCcI09phpNt3uKmNM2fR0dX0ULNTx3g&e=


From: Jan Ankele
To: Lucero, Theresa - CPD Sr City Planner; Susman, Mary Beth - CC Member Denver City Cncl
Subject: [EXTERNAL] Rezoning proposal on Holly
Date: Monday, October 29, 2018 8:47:40 AM

Use caution with attachments or links. 

Re:  219, 221, 223, 225, 227, 235, 245 S Holly St: 2017I-
00153
 
Greetings –
 
As a resident of Crestmoor Park, I am writing to offer my concerns and opposition to the rezoning
proposal referenced above.  I have 3 main reasons for opposing.
 

1. The traffic on Holly and particularly that block, from Alameda to Cedar on Holly Street. Have
you tried to access Holly at 8:30 am or 5:00 pm?  It is already such a continual line of cars that

we are forced to go south to 1st Avenue in order to turn left on Holly to go north. With the
already planned development coming to Holly and Leetsdale, I offer that we cannot add one
more dense housing unit so close to it.

 
2. Crestmoor Park and Hilltop are single family home neighborhoods. To fill in a block with the

proposed stacked-up townhomes is an affront to the integrity of the neighborhood.
 

3. The corner of Holly and Cedar offers a delightful mix of eateries and markets. Kids play
cornhole on the corner where Park Burger is located. The traffic there IS ALREADY
DANGEROUS for everyone, but especially for our young kids and our older, retired
residents. The worse the traffic gets, the worse people drive.

 
It has been a dream of mine to live in the area, a dream that came true four years ago. Now
we talk about and plan where we will go when we cannot abide the changes that are ruining
our dream.
 
Sincerely,
 
Jan Ankele
Crestmoor Park

 
 

mailto:Theresa.Lucero@denvergov.org
mailto:MaryBeth.Susman@denvergov.org
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Rezoning Request for 219, 221, 223, 225, 227, 235 and 245 South Holly Street 

September, 2018 
 
 
At the request of the Cranmer Park / Hilltop Neighborhood Association and Theresa Lucero in Denver 
Community Planning and Development, Steve Charbonneau met with a group of neighbors in an 
attempt to reach agreement on a proposed rezoning of the above properties. 
 
Steve met with a group of neighbors from both RNO’s and immediate neighbors.  Following this meeting 
a workgroup of six people were chosen.  They are: Wende Reoch (President of Cranmer Park – Hilltop 
Civic Association), Tom Hart (Zoning chair of CPHCA), Lise Uhrich (representing adjacent neighbors), John 
DeRungs (representing Crestmoor Park Neighborhood Association), Pete Casillas (representing 
Crestmoor Park Neighborhood Association), Anna DeWitt (representing the property owners requesting 
the rezoning), and Jason Lewiston (developer). 
 
It should be noted that while the property falls within the Cranmer Park‐Hilltop Civic Association; in a 
spirit of collaboration, CPHCA invited two members of the Crestmoor Park Neighborhood Association to 
participate in the workgroup. 
 
The intent of the workgroup was to use mediation as a way to honestly and openly discuss with the 
owner and developer possible issues, concerns, and to ultimately look for a reasonable rezoning solution 
that both the owner/developer and the neighborhoods would find acceptable; probably with neither 
side getting all they’d like but finding a solution that was agreeable. 
 
Density!  This was the most vocalized concern, along with things that accompany any discussion of 
density; traffic, pedestrians, safety, parking, signalization, etc.  We also discussed design and form, 
height, access, number of units, number of bedrooms, balconies, visual barriers, landscaping, 
affordability and garages. 
 
We met twice.  We agreed that any agreement or summary would be taken back to the appropriate 
decision making group(s) within the neighborhoods for their approval.  If the neighborhood groups are 
agreeable, then the points listed below will be memorialized in the appropriate manner to ensure 
adherence on everyone’s part. 
 
We discussed: 
 

1. If Cranmer Park‐Hilltop Civic Association and Crestmoor Park Neighborhood Association will 
agree to not oppose, or to write a letter supporting the rezoning from E‐MU‐2.5 and E‐SU‐Dx to 
all E‐MU‐2.5 with one waiver, that of allowing a third story, compliant with CPD’s requirement; 
the applicant will reduce the number of units downward from 27 to 23.  While this does not 
necessarily resolve all the density concerns of everyone present, it does provide a compromise. 

2. Decks.  Rooftop decks above the third floor, have been designed in such a way and coordinated 
with the garage and proposed landscaping so as to eliminate any visual sight line to the 
neighbors across the alley. 

3. Setbacks.  The proposed rear setback is considerably larger than that required by the zoning 
ordinance.  Specifically, the rear setback, from the property line along the alley to the back of 
the building, will be no less than 40 feet.  Additionally, the front set‐back will be no less than 20 
feet, and side set‐backs will be no less than 7.5 feet.  The conditioned/indoor living space will 
not start until approximately 70' back from the rear property line. 
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4. The garages are on the property line and 15 feet in height.  The back of the garages, the wall 
facing the alley, will be brick with possible designs to enhance the ally. 

5. Parking.  There will be thirty‐six (36) parking spaces for the residents, which is more than the 
City’s required parking spaces. 

6. Additional landscaping in the form of 2‐3 two‐inch trees will be provided for each of the 
properties directly across the alley from the proposed development. 

7. For the majority of the time construction is taking place, parking on‐site will be provided for the 
workers.  City requirements for construction will be met. 

8. All lighting will be downward facing and not spill into adjacent property. 
9. The proposed development will commit to establishing a HOA and will not allow short‐term 

rentals. 
10. Traffic.  Any addition traffic and congestion at Cedar and Holly compounds existing safety 

concerns from speeding cars along Holly, and the poor sight lines that exist at that intersection.   
11. Impact to property values was brought up as a concern.  However, there was no agreement or 

consensus on this point. 
 
Enforcement.  Some of the points we discussed and agreed upon will be enforced through the City’s 
requirements.  There are other points which will need to be contained in specific covenants that are 
signed by the owner/developer and the registered neighborhood organization.  
 
As of August 14th – 
 The Cranmer Park – Hilltop Civic Association has voted at its zoning committee and at its board 

to not oppose the rezoning pending the approval of covenants that follow this mediation 
summary on the key points. The covenants will be signed by the owner/developer and the 
registered neighborhood organization which is the Cranmer Park / Hilltop Neighborhood 
Association. 

 The immediate neighbors have voted to oppose the project based upon “density issues”. 
 The Crestmoor Park Neighborhood Association opposed the rezoning based upon density, 

inadequate parking and danger to pedestrians. 
 There was a suggestion from both the immediate neighbors and Crestmoor Park that they might 

support the rezoning if the density were very significantly reduced.  This discussion didn’t go 
anywhere. 

 
Thank you, 
Steve Charbonneau 
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