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RE: Official Zoning Map Amendment Application 23B00093 rezoning multiple properties

in Hale from BSUDx; ESUG; and USUC toESUD1x; ESUG1; and LBUC1

Staff Report and Recommendation
Based on the criteria for revieinm the Denver Zoning Cogsgtaff recommendapprovalfor Application
#2023+00093.

Summary and Purpose
Councilmember Amanda Sawyer is sponsoring aanagndment to rezone the singlit residential
zone districts in the Hale neighborhood to allow accessory dwelling (itsls)

1 The proposed rezoning includes the areshia Haleneighborhood that hasingle unit
residential zoning. This includes apgimately336acres boundedby Colorado Boulevard"6
Avenue Parkway, Holly Street, and Colfax Avenue.

9 The proposed rezoning includabout 1,500properties. The proposed map amendmewduld
rezonethese properties fronE=SUDx; ESUG; and USUC to ESUD1x; ESUG1; and USUCL1.

9 The proposed zone distrearethe same as the current distticexcept thatthey allowthe
accessory dwelling unit usand detached accessory dwelling unit building form. The accessory
dwelling unit use is allowedither within the primary structure or in a detacheatcessory
dwelling unitstructure. Further details of the requested zone district can be found in the
proposed zone district section of the staff report (belamd in Articls 4 and 5of the Denver
Zoning Code (3.
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The subject properties are in the Hale Neighborhood, which is primarily singleesidential uses
transitioning to twe and multiunit residential adjacent to commercial/retail, industrial, office, and
mixeduse land uses along East Colfax Avenue and Colorado Boulevard. The area bound by Hale Parkway,

7" Avenue, and Colorado Boulevard is largelg- and multiunit residential, commercial/retail, office,

and public/quaspublic land uses occupied pronaintly by the Rose Medical Center and redevelopment

of the site of the Uni v eschea damppuscahd h@spithlleere &sd pattesn f o r me
of regular blocks surrounded by orthogonal streets within a gxicept for where broken by the djanally

running Hale Parkway and the large blocks of Rose Medical Center and the former University of Colorado

campus

The following table summarizes the existing context proximate to the subject site:

. : " ExistingBuilding Existing Block, Lot,
- Existing Zoning | Existing Land Use Eorm/Scale Street Pattern

1- and 2story residential | Generally regular grid
Rezoning | ESUDx; ESU | Singleunit buildings with moderate | of streets; Block sizes
area G; UsucC residential setbacls and shapes are

consistent and
North GMU-3. UO3: Single, two-, and | Largely 1and 2story rectqngular. _
(generally 5 ' | multi-unit residential buildings with| Vehicle parking to the
U-TUC; UMS . e 7 .

north of 3 UMS3 DO residential; Office, | moderate setback; along| side or rear of
14 ' ' Commercial/Retail{ Colfax Avenue mostly-1
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Avenue | 8; MS1; EMU- | Industrial, story commercial/retail | buildings (alley
and 2.5; PUD Public/Quasi office, or industrial access).
Colfax Public
Avenue)
1- and 2story residential
ESUG; ESU Singleunit buildings with moderate
South ] ) .
Dx; residential setback
igﬁilirﬂ/tvo_’ and |, and 2story residential
East ESUDx; ESU residential buildings with moderate
D1x; EMU-2.5 . ' setback; 2story church
Public/Quasi
public;
1- and 2story residential
U-SUC; UMX- | Single and Multr | buildings with moderate
West 3; GMU-5, UO | unit Residential; | setback; surface parking
3; CMPH2 Parking lot
EMU-2.5; G
MU-8, UG3; G 1-, 2-, and 3story
MU-3; GMU-3, Single, Two, and residential buildings with
UO3; ETUC; E Multi-l;nit ' moderate setback;
RH2.5; PUD; £ . . church and school;-8
Center _ Residential; : o
MX-3; GMU- Public/Quasi story residential; Lindsley
20, UG3; OSA; . Park; 4story medical
GMx-3; cMp | Publici Open Spact o i
ElI2; GMU-5,
Uuo3;
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1. Existing Zoning

Existing Zoning £S g AT T AT
7 2 ERCOLREAXA ‘__:‘%_/

COLFA)Q

[ single Unit (SU)

[] Two Unit (TU)

[ Multi Unit (MU, RH, RO)
[ Mixed Use (MX, M-GMX)
Main Street (MS)

l:] Campus
(CMP-EI, EI2, ENT, H, H2, NWC)

l:l Planned Unit Development
(PUD-D, PUD-G)

Open Space - Public Parks
T osa)

Former Chapter 59 Zone
PUD's, PBG's, WWRS

D Proposed Zone Amendment

0 1,000 2,
e e———

Feet

Theproposed rezoning areia currentlythree singleunit zone districts. One areazsned&SU

Dx whichallowsthe urban houseand suburban housprimary building formsvith a maximum
height of 30 to 35 feet, a mimum lot widthof 50 feet wide, and minimum lot areaf 6,000
square feetA second area is zoned3JG, which allows the urban house and suburban house
primary buildhg forms with a maximum height of 30 to 35 feet, a minimum lot width of 62.5
feet wide, and a minimum lot area of 9,000 square feet. The final area is ze8&HJwhich
allows the urban house building form with a maximum height of 30 to 35 feet, a mimilou
width of 50 feet wide, and a minimum lot area of 5,500 square feet.

2. Designated Parkways
The Hale Parkway is a Denver Designhated Parkway that runs diagonally through the Hale
Neighborhood southwest of part of the rezoning area. The Parkway exfesrdshe
intersection of East 2Avenue atNorth Colorado Boulevard to East 8venueat North Grape
Street and the rezoning boundary fronts the Parkway from North Dahlia Sateeast 11
Avenueto East 8 Avenueat North Grape StreetAlong this stretch, the Parkway require$®
foot building setback and a5-foot sign setback on both sides idaleParkway Detached ADUs
are required to be in the rear of a lot, ey would not be affected by this parkway setback.
Expansion to construct attached ADUs would be subject to these setbacks.

The East 8 Avenue Parkway is a Denver Designated Parkway, a Denver Landmark Historic
District, and locagd on the National Register of Historic Place that runs from North Colorado
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Boulevard to North Quebec Street. The Parkviigm North Colorado Boulevartd North Holly
Street runs along the southern edge of the rezoning boundatgng this stretch, the Parkway
requires a35-foot building setback and 35-foot sign setback on both sides of Ea§t//enue
Parkway. Detached ADUs are required to be inréda of a lot, saheywould not be affected
by this parkway setback. Expansion to construct attached ADUs would be subject to these
setbacks.

Colorado Boulevard is a Denver Designhated Boulevard, that rundHaonpden Avenue to East
44" Avenue The rezaing boundanybriefly fronts the Boulevardirom East 8 Avenue to East!7
Avenue Along this stretch, th8oulevardrequires a20-foot building setback and &0-foot sign
setback on both sides dforth Colorado Boulevar€onstruction of an attached oretached
ADU would be subject to these setbacks.

3. Historic Structures
There are two historic structures within the rezoning area: 1360 Birch Street and 477%"East 6
Avenue. Development under the proposed rezoning would be subject thitleric district
regulations that currently exist on the properties. Ed8t®venue Parkway is a Denver Historic
Landmark District along the southern edge of the rezoning area anelapment on those
properties would be subject to the Design Guid
Boulevards as described above as well as oversight from Landmark Review staff.

4. Large Development Review
The applicability of the large develogmt review process is defined by DZC Section 12.4.12.2.
There is no specific development concept for this legislative map amendment proposal, no
adopted plan recommends use of the LDR process for this proposal, no major infrastructure
network or systemmprovements are anticipated, and there is no existing general development
plan that needs to be amended. Therefore, although the area of the rezoning is larger than 5
acres, large development review was found to be inapplicable.



Rezoning Applicain #20231-00093

Hale ADU Rezoning
01.10.2
Page7

5. Existing Land Use Map

Existing Land Use
["] single-unit Residential
\:] Two-unit Residential
[ Multi-unit Residential
I Public/Quasi-public

D Proposed Zone Amendment
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6. Existing Building Form and Scale
All images are from Google Street View

Viewfacing west on Ash Street south df Avenue—within the proposed re'zqonin
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View facing east on Hudson Street north 8fAvenue—within the proposed rezoning {§UDx)
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Proposed Zoning
The proposed zone districts are sithgleunit residential districd and the primary building forms allowed
in the proposed zone districts are the same as those allowed in the existing zone districts.

The proposed=SUDI1x would allow accessory dwellingnits, including a detached accessory dwelling
unit in the rear yard. 5UD1x has a maximum height of 30 to 35 feet, mimum lot widthof 50 feet
wide, and minimum lot areaf 6,000 square feetSetbacks and lot coverage standards accommodate
front and side yards similar to the existingsSEEDx zone districtFurther details of the zone districts can
be found in Article 4 of the Denver Zoning Code (DZC).

The proposed 5UG1 would allow accesspdwelling units, including a detached accessory dwelling unit
in the rear yard. 55UG1 has a maximum height of 30 to 35 feet, a minimum lot width of 62.5 feet wide,
and a minimum lot area of 9,000 square feet. Setbacks and lot coverage standards aczienmant

and side yards similar to the existinggBG zone districturther details of the zone districts can be found
in Article 4 of the Denver Zoning Code (DZC).

The proposed tBUC1 would allow accessory dwelling units, including a detached acgahselling unit

in the rear yard. EBUC1 has a maximum height of 30 to 35 feet, a minimum lot width of 50 feet wide,
and a minimum lot area of 5,500 square feet. Setbacks and lot coverage standards accommodate front
and side yards similar to the exiggittSUC zone district-urther details of the zone districts can be found

in Article 5 of the Denver Zoning Code (DZC).

Summary of City Agency Referral Comments

As part of the DZC review process, the rezoning application is referred to potentialtgaifdyg agencies
and departments for comment. A summary of agency referral responses follows:

AssessorApproved— No Response.

Asset ManagementApproved- No Comments.

Denver Public Schoolgpproved-No Response.

Development ServicesFire: Approved— See Comments Below.

Approved, however, in some of these areas additional hydrants may be required to provide adequate

coverage for the additional housing that may be constructed.

Development Services; Project Coodination: Approve Rezoning Only Will require additional
information at Site Plan Review.

1) Future development is subject to zoning and building permit review and approval prior to
construction beginning. Projects with two units or less will be reviewetthdResidential Team.

2) Future development on the site will need to comply with the chosen building form standards for
the new zone district.
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Development ServicesTransportation Approved-No Response.
Development Serviceg Wastewater: Approved— No Response.
Parks and Recreatiom\pproved— No Comments.

Public Health and Environmen&pprove Rezoning Ordlyill require additional information at Site
Plan Review.

The Denver Department of Public Health and Environment, Environmental Quality Division
(EQD) performed a limited search for environmental information regarding environmental
conditions at the project site. This review was not intended to conform to thévAsdndard
practice for environmental site assessments, nor was it designed to identify all potential
environmental conditions. The EQD provides no representations or warranties regarding the
accuracy, reliability, or completeness of the information predd

This review was not intended to assess environmental conditions for any property interest
dedication or grant. Nor does this review does constitute an approval or action by the EQD
concerning any property dedication or grant associated with the gtoje

--Information suggests dry-cleaningfacility(ies) may have historically operated near the Site.
Because of past waste handling practices, dry cleaning sites may be associated with historical
releases of solvents to soil and groundwater.

--A gas station(s) may have historically operated in the vicinity of the Site. Historically, gas
stations have been related to releases of petroleum products or solvents to soil and
groundwater.

--A petroleum release(s) from an underground fuel storaayk{s) has been documented at a
nearby property(ies). For more information on petroleum releases, please contact the Colorado
Department of Labor and Employment, Division of Oil and Public Safety (OPSBABH®RI7

or by email at cdle_remediation@state.us

--An area of buried historical urban fill is potentially located in the vicinity of the Site. A map of
potential areas of buried historical urban fill in Denver is available at
https://www.denvergov.org/opendata/dataset/ciband-county-of-denverhistoricakfill-areas.
Historical urban fill can be associated with buried wastes, contaminated environmental media,
and subsurface soil vapors, including methane gas. If present in concentrated amounts,
methane gas can be a safety concern. The locatiobsaridd fill areas are approximations and
should not be used for detailed planning or engineering purposes. If encountered during
construction, contaminated environmental media (soil, groundwater, soil vapor) or
underground storage tanks should be properignaged in accordance with applicable
regulations.
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--For future ground disturbing activities or redevelopment, proper due diligence, including
environmental site assessments (ESAs), should be considered in order to determine the
potential presence, nate and extent of possible contamination and to identify specific cleanup
needs within the project area. If encountered during development activities, contaminated
environmental media and regulated materials must be properly managed in accordance with
applicable local, state, and federal environmental regulations and statutes. State and federal
environmental regulations and guidance may be applicable to the handling and disposition of
suspect materials depending on the conditions encountered.

Because othe potential for vapor intrusion into buildings from contaminated soil or
groundwater, the applicant may wish to consider installation of a vapor mitigation system,
which would also accommodate concerns for naturally occurring radon gas. This is of specia
concern should the proposal include-grade or belowgrade living or working spaces.

EQD does not guarantee approval of any proposed development project at this site by providing
a response to this Official Map Amendment Referral Agency Review Reguest

development is subject to existing land use controls and other environmental requirements in
accordance with applicable local, state, and federal environmental regulations and statutes.
EQD recommends the Property Owner conduct an environmentasgessment to determine

the potential presence, nature, and extent of possible contamination on the site and to identify
specific cleanup needs associated with future development. EQD may have additional
information about localized potential environmeitzoncerns at the site. However, providing

such information about a specific site is beyond the scope of these zoning application
comments.

Department of Transportation & Infrastructure City Surveyar Approved-No Comments.

Public Review Process

Date
Counciimember postcards and flyers 08/23
Council membeCommunity Town &lls 09/12/23 and
09/19/23
Council membePublic Survey 08:09/23
Council membenewsletters 08/23; 09/23;
and 10/23
CPD informational notice of receipt of the
rezonl.ng apphcgtmnI to all aﬁgcted members 11/20/23
City Councjlregistered neighborhood
organizationsand property owners
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Property legally posted for a period of 15 da
and CPD written notice of the Planning Boal
public hearing sent to adlffected members of 01/02/24
City Councjlregistered neighborhood
organizationsand property owners
Planning Board public hearing 01/ 17/24
CPD written notice of the Land Use,
Transportation and Infrastructure Committeg
meetingsent to all affected mmbers of City 01/21/24
Council and registered neighborhood (tentative)
organizationsat least ten(10)working days
before the meeting
Land Use, Transportation and Infrastructurg 02/06/24
Committee of the City Council moved the bi
forward: (tentative)
Property legally posted for a period of 21 da
and CPD notice of the City Council public 03/05/24
hearing sent to all affected members of City
Council and registered neighborhood (tentative)
organizations:
City Council Public Hearing: 03/26/24
(tentative)

9 Public Outreactand Input
0 RegisteredNeighborhoodOrganizations (RNOS)
A At the time of this staff report, no comments from RNOs have been received.

o GeneralPublic Commersg

A At the time of this staff reporipne public comment was received from a
neighborhood resident expressing support for the application and citing the
benefits of expanding properties while remaining a faroifiented
neighborhood. At the time of this staff repofiye public commenswere
receivedexpressing opposition for the application citing added tradhd

densityasissues.

A Additionally, City Council District 5 published an online survey in English and
Spanish from August 2820 September2023s e e ki ng
212responses receiveflom the Hale Neighborhogd 24 participants said they
supported the proposed rezoning to allow ADW@8said they opposed it, and

l0answered “unsur e.

”

Survey

resident s’ i

pder ti ci pants
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comments, all of which are included with the application, attached to this staff
report.

Criteria for Review / Staff Evaluation

The City Attorney’'s Office has determined this to
the criteria for revew of thislegislativerezoningproposalare found in DZGSections 12.4.10.&s

follows:

DZC Sectioh2.4.10.7
1. Consistency with Adopted Plans
2. Uniformity of District Regulations and Restrictions
3. Public Health, Safety and General Welfare

1. Consistency with Adopted Plans

The following adopted plans apply to this property:
1 Denver Comprehensive PlardR@2019)
9 Blueprint Denve(2019)
1 East Area Pla(2020)

Denver Comprehensive Plan 2040
The proposd rezonings consistent withDenver Comprehensive Plan 284@tegies which are
organized by vision element.

The map amendment enables ADUs in an entire neighborhood. ADUs can provide additional housing
options, including for seniors and families, and they carvigimresidents more flexibility to remain

in their houses. Therefore, the map amendment is consistent with the following Equitable,

Affordable and Inclusive strategies

1 Equitable, Affordable and Inclusive Goal 2, StrategyCfeate a greater mix of hoing options
in every neighborhood for all individuals and fami(jgs28).

1 Equitable, Affordable and Inclusive Goal 2, Strafegyncrease the development of senior
friendly and familfriendly housing, including units with multiple bedroommintifamily
developmentgp. 28).

Because ADUs are not currently allowed in the Hale neighborhood, the map amendment would
provide an additional housing type and is therefore consistent with the following Strong and
Authentic Neighborhoods strategy:

1 Strong and Authentic Neighborhoodzoall, StrategyB— Ensure neighborhoods offer a mix of
housing types and services for a diverse populgfpoB4).

Similarly, the map amendment will allow additional housing units on lots with existing houses where
infragructure and services such as water, stormwater, and transit already exist. Therefore, the map
amendment is consistent with the following Environmentally Resilient strategy
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1 Environmentally Resilielzoal8, Strategy A- Promote infill development wherefrastructure
and services are already in plage54).

Blueprint Denver

Blueprint Denvewas adopted in 2019 as a supplemen@Qomprehensive Plan 2046d establishes

an integrated framework for t he BuepinyDenser| and use
identifiesmost ofthe subject properiesas part of a Residential Low place, with some areas as part

of the Residential Lowledium, within the UrbanEdgeand UrbanNeighborhood Contest a small

portion of the site as part of the Campus pldagpe within the District neighborhood contexnd

provides guidance from the future growth strategy for the city.

Blueprint Denver Future Neighborhood Context

The proposed rezoning largelywithin the Urban Edge neighborhood context, which predominantly

cont ai nuwitdnhdtworugitluges, with some leacalemultiu ni t embedded t hrougl
“a mi x of subur bastreetsnmhy be rettangulareot cervee and alleys are

somet i mes present” (p. 206) . residhntialzahe distrigtgwittno ni ng Coc
the Urban Edge context are “intended to promote
character of the Urban Edge fNdaingh bkohrano o'd hGo rbtue ¥t
standards, design standards and uses work togett
4.2.2.1).
Blueprint Denver S
Future Neighborhood Contexts E}{;{_ :]'P"_‘ 3
[ URBAN EDGE e B (B X
[ ] URBAN 7 STH/AVER( | — ==
[_] SPECIAL DISTRICT = 25 V-m——:;_ :_—
- = SECEESE-EEEEEs
, === i e
> E SESS ESEEEE=E
= SEGS BEES=E
S SESSSE§ LE <
S - ) f;ﬁfi% -
'IA e o t£ Ao 55
Wil e 2 ;-‘-i—'ql
IP(~ e ’ |
D Proposed Zone Amendment ;
0 1,000 z,ooé]
— 1
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Asmaller portion of the rezoning areausthin the Urban neighborhood context is described as

varyi ng {umtdeveloprmentd to singlgeni t homes” and offering a *
street activation and connectivity” while “resic
options and a.nikerDenvar 2orirfig Codp stated tBadidpntial zone districts within

the Urban contextaré i nt e nd e d ard erotgct residemtialaeighborhoods within the

character of the Urban Neighborhood Conté&Xt,ur t her c¢l ari fying that “the
design standards and usesworktogb er t o promote desi Bhadbl)le resider

There is portion of a single parcel of the rezoning area within the District neighborhood context
which are described as “developed with a specifi
further defined in Article 9 of the Denver Zoning Code.

Blueprint Denver Future Places

Blueprint Denver 3 T : . stk H s d ; - TS 2 =
OLFAX?A - ==
i s
Future Place Type e,
s b ) a
Residential Areas 3 - R THIAY
[ Low-Medium == it i E
|:| Low ] E 5__. :-E —
Districts =0 3 T it o =
[l campus - o E E_‘
o 22 SE | E
A B 3 s B o)
ek of [ - === ==
3 = | -
o) w‘ 45 - -:
- i =
i W -L i1 ——— |
CELEL D G e i g
=7 E g} 12 J ! ¢ |
;;!'j . B ] e 1l
e R B =
l‘ i3 f‘_ g 1i 4 l:r

[

& U
D Proposed Zone Amendment

; |
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i
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0 1,000 2,006‘!
Feet _J

The proposed rezoninglargelywi t hi n t he Resi denti al Low future
single and two-unit uses on small or medium lots. Accessorgliiwg units and duplexes are
appropriate and can be thoughtfully integrated v
to 2.5 st or i e doriionsoftthe prgpbsed rezgnimg are2alsodwjthin the Residential
LowMedium future place,wi ¢ h i nc | u d-dmsmidescale miltixnit edidentiab options.

Smallscale multiunit buildings are interspersed between singgadtwou ni t r esi dent i al
are generally 3 stories or less in height. When occurring, siagtetwo-unit residential uses are
typically in the urban house form” (p.217). The
future place designations because it allows singié residential uses with accessory dwelling units.
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As explained above, there is part of a parcel that is identified as part of the District neighborhood
context and specifically the Campus place type.
to large medical, institutional, educational, or entdrtment sites (DZC 9.2.1). This site is currently

zoned ESUDx and is an open space associated with the adjacent mental health center to the south.

Street types help inform the appropriate intensity of the adjacent development (p Béaéprint
Denverclassifies" Avenue 8" Avenue, 18 Avenue, 14" Avenug and Hale ParkwagsResidential
Arterials, whichare* desi gned for the highest amount of thr

of property access” (p. 154). The ndesgmaediodaln g st r e
street s, which are “most often characterized by
through travel but the highest degree of propert

Blueprint Denver

Future Street Type

——— Residential Arterial
Residential Collector

Mixed-Use Arterial
Mixed-Use Collector

I Main Street Arterial

Local or Undesignated

’ ’ Proposed Zone Amendment
Parcels

ESUD1x ESUGL, and WBUClareresidential districs, which inalide regulations intended to
reinforce desired development patterns in existing neighborhoods. Thergftegroposed text

and map amendments will result in an intensity that is appropriate for the network of street types in
the area.
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Growth Strategy

Blueprint Denver 4 ; 0= = : : , TP — =
Future Growth Strategy Wi feves i , Z e = gl )
Future Growth Areas Dl (W EE ' S > B
l:| Districts ; ;
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[N | ‘il‘jl“w
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D Proposed Zone Amendment ‘ - : =& B
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i

0 1,000 2,000
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Because the subject propégsare designated Residential Laand Residential Lowlediumin the
Future Places map, t®lueprintGr owt h St rategy categorizes it
These areas are anticipated to experience approximately Z0%wo housing growth and 10% of

new employment growth by 2040 (p. 5There is part of a single parcel that is included in the
District growth area strategy where we anticipapproximately 5% of new housing and 15% of new
employment growth by 2040 (p1% The map amendmens consistent with this growth strategy

because they will allow loantensity residential growth in this area, which is consistent with the
growth strategy.

Blueprint Denver Strategies

Blueprint Denveincludes additional recommendations that are relevant for this propasag
amendment.

Land Use & Built Form, Housing, Policy 4

1 This policy recommends "Diversify[ing] housing choice through the expansion of accessory
dwelling units throughout all residéni al areas” (p. 84), which
amendment.

1 The policy is aimed at a citywide approach to ADUs, and it includes several strategies for

integrating accessory dwelling units, incl

as

i s

ud

torespmd t o unique considerations in different
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ADUs as a wealthuilding tool for lowand moderatet nc o me homeowner s”, an
“identify[ing] strategi es-edperialyieaeaeasteatseon v ol unt
high for Vulnerability to Displacemestn conjunction with expanding the allowance for

ADUs” (p. 84). This | egislative rezoning rem
rezone their own propertand allows for families to grow in place.

Land Us & Built Form, General, Policy 11

1

T

Thi s p olmplangnt plas re¢commehdations through cigd legislative rezonings

and text amendments” (p. 79).

Strategy A ec omme nds “ p r-scale, legislatizeg rézonigpds overaiggjite r
rezoning to implement plan recommendations and to achieve citywide goals, including
equi ty g oAddgisldtive (eponing ToBthe.entire area is consistent with this

strategy.

Strategy Qlirects text amendmentsandctyed r ezoni ngs ahdanclusivei | i ze
communi ty i B@hBRueppnt Deaversarsd thé East Area Plan, which

recommend ADUs in this area, were products of robust and inclusive community processes.
Councilwoman Amanda Sawyer conducted additional outreach as part of thisimgz

proposal, includingown-hallg a survey, and direct mailings to residents as detailed in the
attached rezoning proposal.

Land Use and Built Form: General, Policy 5:

T

1

This policy is to “lIntegrat eregdéentsiargl/art i on of i
businesses into major city projects” (p. 75)
StrategyB ecommends “For maj or edndudingiregwamryt ment s a
changes and legislative rezonirgainalyze the potential for the involuntary displacement

ofloweri ncome residents and | ocal businesses. ” [

displacement is included belown discussion of th&lueprint Denveequity concepts.
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Blueprint Denver Equity Concepts

Blueprint Denvecontainsthree equity concepts to help guide change to benefit everyokach
equity concept has associated measurementg tieps inform implementation actions through large
rezonings along with other implementation actions.

I.  Access to Opportunity

Blueprint Denver
. Northeast Park Hill Central
Cole Park
Access to Opportunit le | Clayton
West Highland
Equity Score Average whitter | gy oo North Park Hill
I <1 (LessAccess) Sloan Lake
-2 |
City Park South Park Hill
201-3 Ak L)) \ North Y City Park ki
: Capitol Hill | West East
[1301-4 +— West Colfax (D e Car
>4 (More Access) T‘W = Hher=man
‘ U ' Capitol Hill
Villa Park u Congress Park f \
Country
Barnum Club Cherry Creek
West Speer Lowry Field
Barnum \/ Hilitop
Windsor
Washington Belcaro Washington L
Westwood Athmar Park Park Weat Virgiciaala
Washington|
i i \,.'_
Proposed Zone Amendment k Cory - Mertil
Mar Lee Ruby Hill
Platt Park R v
irginia Village
- Indian
l Creek
1L N
Hatvay Eark University Park
B Rosedale | University Goldsmith | -
0 0.5 1 1.5
 — >
Miles , ” ~ - ﬂ

This equity concepheasuresaccess to amenitieservicesand quality transit. Generallidale

is showing good accesshealthcare, open space, and fresh foods. Areas of Hale closer to
Colorado Boulevard and Colfax Avenue show higher scores on access to transit and access to
centers and corridors.

This rezoning, with its focus on allowing additional housing unitsineikase the availability of
homes near transjtespecially on those properties closer to Colfax Avenue and Colorado
Boulevardand expand the number of residents who can access jobs and services along key
centers and corridors. Further, this rezoning wdt exacerbate or worsen inequities in the

access to opportunity concept scores as it promotes every Denver resident to live in a complete
neighborhood with basic services and amenities.
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II. Vulnerability to Involuntary Displacement

i T
Blueprint Denver o/
Park Hill
Vulnerability to cole | Ciayton i ERl
Displacement peetianand Highlard
e Poin i
ittier North Hark Hill
Skyland
Score | 4 o
loan Lake Jeffe i
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[+ . z QO | O
|: 2 ” || Auraria S Y Gity Park City Park South Park Hill
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D | Vailey [N, _, 3 CBD JCanitor ] West 2
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& 2 nter; 7 =3
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B ~ Villa|Park Congress Pal /2)
S L
WX Country
/ p Club
Barnum % Cherry|Creek 5
West Valverde Speer Lawry Field
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Washington|
Park o= Y
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Rosedale J University

Miles

This concepseeks to stabilize residents and businesses who are vulnerable to displacement due
to increasing property values and rents. The basis for measuring vulnerability to involuntary
displacement was developed by the Department of Housing Stability (HOST)rabithes the
following data points from the U.S. Census: median household income, percent of-renter
occupied units and percent of residents with less than a college defheetHale neighborhood,

as divided along Eudora Street, shows a stark differencelmerability to displacement. The
northwestern corner, north of Hale Parkway and west of Eudora Street, is vulnerable to
involuntary displacement based on all thrimelicators scoring worse than the citywide
averagesThe southwest corner of the neighborhdosouth of Hale Parkway and west of Eudora
Street, is vulnerable to involuntary displacement based on two indicators, rental occupancy and
median household income, scoring worse than the citywide averages. The half of the
neighborhood east of Eudora Stitas not vulnerable to involuntary displacemdpased on all

three indicators scoring higher than the citywide averages.

This rezoningvill not increase inequities but instead allow more property owners to establish an
accessory dwelling unit on theirggerty which can be an opportunity to build wealth and help
keep current residents in place and provide more housing options for households who are
vulnerable to displacement.
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lll. Expanding Housing and Jobs Diversity

This concept seeks to providébatter and more inclusive range of housing and employment

options in all neighborhoods. A diverse range of housing options, including different prices, sizes,

types and a mix of rental and fsale is key to encouraging complete neighborhoods and
househola of all types and incomes. Similarly, access to quality employment options allows
residents of varying incomes and education levels to find jobs and whalltiing opportunities.

Blueprint Denver
Housing Diversity

Housing Diversity Score
- Less Diversity

Bl «—

2 —

N 3

4

\:’ More Diversity

I Proposed Zone Amendment

The housing diversity score combines census d&ctl data measurinthe percentage of middle
density housing (housing withI9 units), home size diversity, ownership versus rental, housing
costs, and the number of incorrrestricted units.The Hale neighborhood was again analyzed in
three subareas that all showed conceng housing diversity scores. The northwestern corner,

north of Hale Parkway and west of Eudora Street, scored as not diverse on three metrics based on

having a highethan-average number of renters, high housing costs, and a ldingraverage
number of irtome restricted units. The southwest corner of the neighborhood, south of Hale
Parkway and west of Eudora Street, scored as not diverse on four metrics based on having a
lower-than-average number of-2L9-unit housing options, a low diversity of bedroom otsj a
higherthan-average percentage of renters, and a lovtlean-average number of income
restricted units. The half of the neighborhood east of Eudora Street, scored as not diverse on
three metrics based on having a lowdran-average number of-2L9-unit housing options, a low
diversity of bedroom countsand a lowetthan-average number of income restricted units.
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This zoning proposal will expand housing diversity by creating a new housing option that is
typically smaller and at a different price point than the existing skugli¢ homes in the

neighborhood. ADUs can accommodate households of different ages, sizes, and incomes which

would also advance the goal to increase ra@tinic,and socioeconomic diveri t y i n
neighborhoods.

Denver

Jobs diversity measures two key factors related to the availability and variety of employment
options: thenumberof jobs per acre in different parts of the city (jobs density) and the mix of jobs

in different parts of thecity (jobs diversity). Overall, thdaleneighborhoodhasa high density of
jobs,focused largely along"@venue, Colorado Boulevard, and Colfax Aveane the jobs that
are located within the neighborhood have an emphasis on retail compared to otbas aif the
city.

Blueprint Denver

Jobs Diversity

I Retail (high)

- Retail (high) )
Manufacturing (high)

[ I Manufacturing (high)

I innovation (high)

- Innovation (high)
Manufacturing (high)

- Within citywide average

D Proposed Zone Amendment

As the existing and proposed zone districts do not allow for commercial uses, the rezoning will not

impact jobs diversity. However, the proposed district could enable residents with different
incomes and education levels to live ingighborhood with greater access to a variety of jobs
lead to wealthbuilding opportunities

and
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East Area Plan
The East Area Plaadopted in 2020, includes the proposed rezoning area. This'plam ovi des a
vision and policy guidance for land use, urban design, housing, mobility, parks, and the local

economy for the&).next 20 years” (p.

TheEast Area Plahuilds on the Future Btes designated iBlueprint Denveand provides
additional detail for what these categories should mean in the neighborhoods included in this
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The parcels within this proposed rezoning fall under three Future Place categaneds, which
specify that accessory dwelling units are appropriate. The majority of the parcels are within the

LowResidential: Singledni t , whi ch i s *“wheresinglemst hothesdvithh n ar eas
accessory dwel |l i ng u fdhreeparcasrare withiptherLolediumat e” ( p.
Residentiah r e a s, wiedomihmantlg Iovescaleé multiunit residential mixed with one

and two-unit residential uses  ( p TheeZsfohe area where north of T2Avenue, between
Birch Street and Claremont Street, wherSBDXx zoning currently exists but boBiueprintand
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the East Area Pladesignate as a Campus place. The area is currently undeveloped green space
associated wittthe adjacent medical buildingThe proposed rezoning would maintain the same
regulationsas the current district with the additional allowance for ADUs. Gitien) the

proposed rezoning is consistent with the plan guidance as it would allow for additionsing

than the current zone district.

TheEast Area Plahas several other recommendations that are relevant to consider for this
rezoning.

LandUse Recommendations

1 Land Use and BuiFormRecommendation L6Ensure East Area neighborhoods are
inclusiveplaces by thoughtfully integrating compatikdgsigned missing middle housing
and accessory dwelling units (ADUS) in appropriate locations (p. 39).

1 Land Use and Built Form RecommendationSt&tegy D Implement adopted citywide
polices inBlueprint Denveto diversify housing choice through expansion of ADUs
throughout all residential areas while also addressing corsexisitive ADU design and
removing barriers to ADU construction. 1. While missing middiesimg (24 units)
should be integrated into appropriate locations, ADUs should be allowed on all lots. 2.
Until a citywide ADU approach is complete, consider neighborivaidd rezoninggo
all ow ADUs” (p. 39).

The proposed rezoningmplements this policpy allowing ADUs on aingle unit zonedbts.

The Hale neighborhood chapter of the plainforces this areavide policy with specific a
recommendation for this neighborhood

1 Land Use Recommendationl2, Strategy B Integrate accessory dwellingnits and
missing middle housing in appropriate locations (p. 187).

This rezoning proposal helps maintain the character of the neighborhood by allowing for the
construction of ADUs, giving homeowners the opportunity to add living space and potential
income without having to modify their existing homes or change the-ilm@nsity residential
character of the neighborhood. The addition of ADUs in the neighborhood also increases
diversity in housing choices by providing a smaller, lesost option for tenats.

Economy and Housing Recommendations

1 Economy and Housing Recommendation E1, StratedgptBgrate resources and
strategies to address equity considerations and mitigate involuntary displacement of
residents with the implementation of major City inwe®nts and projects, including
regulatory changes, legislativezonings, and transportation infrastructure
improvements. Strategies include incentives or requirements for affordable housing and
targeted engagement to connect vulnerabblsidentswithresawr ces”. (p. 52)
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In addition to the legislative rezoning, tlitaleneighborhood is slated for a Gilgd investment
with Bus Rapid Transit (BRT) and other infrastructure investments along Colfax AaetBRT
for Colorado Boulevard is planned in tloeger term This proposed legislative rezoning
supports the creation of additional income sources for homeowners who are at risk of
involuntary displacement while also providing tenants with increased access to-tmser
housing options in the neighborbd.

1 Economy and Housing Recommendation E4, Stratedyt€grate accessory dwelling
units (ADUs) and missing middle housing in appropriate locationP@ieg L6) with
strategies for affordability and weakltbuilding for low and moderateincome residents,
such as: 1. Providing technical assistance and redumarriers in permitting and
construction for existing homeowners. Bxploring an adaptation of the West Denver
Single Family Plus (WDSF+) ADU pilot program that provides technical assistance and
financial incentives to help existing homeowners buildJ&DAn East pilot program
should offer forgivable loans or grants in exchange for a-teny affordability
commitment, preapproved prototype designs (with universal design features) and
streamlined access to |l enders and builders”

This legislate rezoning proposal removes barriers for homeowners toaiddrsehousing

stock inHalg allowing for more diverse living arrangements and increased options for families

of different sizes, ages, and incomes. This legislative rezoning would redudarstirand

financial barriers by eliminating the need for homeowners to pursue individual rezonings.

Additionally, the City passed amendments to ADU regulations in 2023 which were aimed at

removing regulatory barriers to constructing an ADU.

The Hale ngihborhood chapter of the plan reinforces this ats@le policy with specific a
recommendation for this neighborhood.

1 Economy RecommendationEd— Expand diversity of housing types and affordability to
support households of different sizes, ages, armbines in all neighborhoods. A.
Integrate missing middle housing and accessory dwelling units in appropriate locations.

A legislative rezoning to allow ADUs would help increase access to diverse housing options in
this area for households of different sig, ages, and incomes by removing the critical barrier of
zoning. It would also support homeowners in building wealth, thus reducing the potential for
displacement.

Given the plan’s direction to expand tahde all ow
the additional conversations around equity and access, this proposed rezoning is consistent with
the East Area Plan

2. Uniformity of District Regulations and Restrictions

The proposed rezoning 8SUD1x ESUG1, and LBUC1will result in the unibrm application of
zone district building form, use and design regulations.
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3. Public Health, Safety and General Welfare

The proposed rezoning will improve public health, safety, and general welfare through
implementing adopted plans.

Additionally, a rezoning to allow ADUs throughout the neighborhood introduces a new type of

housing in an area, which provides several benefits. Firstpards housing diversity and

opportunities to help residents at a range of income levels contindizéoin the neighborhood.

Second, it ppvides more flexibility for existing residentstdéle which can allow families to remain

in place as they grow and age. Tiexibility supports family cohesion and can increase economic

security. Providing mordexibility can also provide additional income, which helps homeowners

remain in place i f they ot her wi buddgenerational af f or d r
wealth.

The proposed rezoning would also allow infill development through a mingoatextsensitive
increase in housing units. This infill, taking place where utilities, services, and a mix of uses are
already in place, is more environmentally sustainable than the alternative of greenfield
development. And because ADUs are either atéaicto the main building or behind the main
building, they allow extra housing options while maintaining the character of the neighborhood.

Attachments
1. Application
2. Public comment letters



