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Zone Map Amendment (Rezoning) - Application

PROPERTY OWNER INFORMATION*

□ CHECK IF POINT OF CONTACT FOR APPLICATION

PROPERTY OWNER(S) REPRESENTATIVE**

□ CHECK IF POINT OF CONTACT FOR APPLICATION

Property Owner Name Representative Name

Address Address 

City, State, Zip City, State, Zip

Telephone Telephone

Email Email

*If More Than One Property Owner:
All standard zone map amendment applications shall be initiated 
by all the owners of at least 51% of the total area of the zone lots 
subject to the rezoning application, or their representatives autho-
rized in writing to do so.  See page 3.

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

Please attach Proof of Ownership acceptable to the Manager for each property owner signing the application, such as (a) Assessor’s Record, (b) 
Warranty deed or deed of trust, or (c) Title policy or commitment dated no earlier than 60 days prior to application date.

If the owner is a corporate entity, proof of authorization for an individual to sign on behalf of the organization is required.  This can include 
board resolutions authorizing the signer, bylaws, a Statement of Authority, or other legal documents as approved by the City Attorney’s Office.

SUBJECT PROPERTY INFORMATION

Location (address and/or boundary description): 

Assessor’s Parcel Numbers:

Area in Acres or Square Feet:

Current Zone District(s):

PROPOSAL

Proposed Zone District:
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REVIEW CRITERIA

General Review Crite-
ria:  The proposal must 
comply with all of the 
general review criteria

DZC Sec. 12.4.10.7

 □ Consistency with Adopted Plans: The proposed official map amendment is consistent with the City’s adopted 
plans, or the proposed rezoning is necessary to provide land for a community need that was not anticipated at 
the time of adoption of the City’s Plan.

Please provide an attachment describing relevant adopted plans and how proposed map amendment is consistent 
with those plan recommendations; or, describe how the map amendment is necessary to provide for an unantici-
pated community need.

 □ Uniformity of District Regulations and Restrictions:  The proposed official map amendment results in regula-
tions and restrictions that are uniform for each kind of building throughout each district having the same clas-
sification and bearing the same symbol or designation on the official map, but the regulations in one district 
may differ from those in other districts.

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

Additional Review Cri-
teria for Non-Legislative 
Rezonings:  The proposal 
must comply with both 
of the additional review 
criteria

DZC Sec. 12.4.10.8

Justifying Circumstances - One of the following circumstances exists:
 □ The existing zoning of the land was the result of an error.
 □ The existing zoning of the land was based on a mistake of fact.
 □ The existing zoning of the land failed to take into account the constraints on development created by the 

natural characteristics of the land, including, but not limited to, steep slopes, floodplain, unstable soils, and 
inadequate drainage.

 □ Since the date of the approval of the existing Zone District, there has been a change to such a degree that the 
proposed rezoning is in the public interest. Such change may include:
a. Changed or changing conditions in a particular area, or in the city generally; or,
b. A City adopted plan; or
c. That the City adopted the Denver Zoning Code and the property retained Former Chapter 59 zoning.

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

Please provide an attachment describing the justifying circumstance.

 □ The proposed official map amendment is consistent with the description of the applicable neighborhood 
context, and with the stated purpose and intent of the proposed Zone District.

Please provide an attachment describing how the above criterion is met.

REQUIRED ATTACHMENTS

Please ensure the following required attachments are submitted with this application:

 □ Legal Description (required to be attached in Microsoft Word document format)
 □ Proof of Ownership Document(s)
 □ Review Criteria, as identified above

ADDITIONAL ATTACHMENTS

Please identify any additional attachments provided with this application:

 □ Written Authorization to Represent Property Owner(s)
 □ Individual Authorization to Sign on Behalf of a Corporate Entity

Please list any additional attachments:



(A)



List of Exhibits 

Exhibit A: 

Exhibit B: 

Exhibit C: 

Exhibit D:  

Exhibit E: 

Exhibit F: 

Property Legal Description 

Description of Consistency with Adopted City Plans (DRMC 
12.4.10.13 (A, B & C)) 

Description of Justifying Circumstances and Neighborhood Context 
(DRMC 12.4.10.14 (A&B)) 

Letter of Authorization for STARBOARD Realty Group, LLC to act as 
Representative 

Proof of Ownership, Assessors Record 

Signature Authority Authorization for Park Hill Orthodox 
Presbyterian Church



EXHIBIT A 

 Property Legal Description



3411 ALBION STREET 

LEGAL DESCRIPTION 

LOTS SIXTEEN TO TWENTY-FIVE, INCLUSIVE, (16 TO 25), BLOCK THIRTY-NINE (39), J. 
COOK JR'S. NORTH DIVISION OF CAPITOL HILL, CITY AND COUNTY OF DENVER, STATE 
OF COLORADO. 

 

CONTAINING ±31,200 SQUARE FEET OR ±0.72 ACRES MORE OR LESS 

 

 

 

 

 

 



EXHIBIT B 

 Description of Consistency with Adopted City Plans



Exhibit B 

Statement of Compliance with General Review Criteria (DZC § 12.4.10.7) 

This application proposes to rezone the approximately .72-acre property located at 3411 
Albion Street from E-SU-DX to E-MX-2x (the “Property”) to facilitate the redevelopment 
of the Property consistent with the recommendations in the adopted plans. 

The site is located in the Northeast Park Hill neighborhood, ½ block east of Colorado 
Blvd., a Blueprint Denver identified Enhanced Transit Corridor The property is located 
at the northwest corner of Albion Street and Bruce Randolph Avenue.  

 
The map amendment request is to rezone the Property to the E-MX-2x Zone District. The 
proposed amendment will allow for redevelopment of an underutilized and largely 
vacant property. The Property would be limited to low scale building form and limited 
uses. The successful rezoning will allow for a quality project which will blend in with and 
promote growth of the established character of the neighborhood. 

 
REVIEW CRITERION DZC § 12.4.10.7.A- The proposed official map amendment is 
consistent with the City’s adopted plans. 

 
The proposed map amendment is consistent with the following three adopted plans: 

 
1. Denver Comprehensive Plan (2000) 
2. Blueprint Denver (2002) 
3. Park Hill Neighborhood Plan (2000) 

 
 
Statement of Consistency with Adopted City Plans: 

 
1. The proposed map amendment is consistent with many objectives of Denver 
Comprehensive Plan 2000 including: 
 
Form and Land Use Strategy 3-B: “Encourage quality infill development that is consistent 
with the character of the surrounding neighborhood; that offers opportunities for 
increased density and more amenities; and that broadens the variety of compatible uses.”   
 

• Rezoning to E-MX-2x will encourage infill development that is consistent with the 
character of the surrounding neighborhood and provides for increased density, 
introducing attached housing to the mix of uses and adding increased residents and 
walkability to the existing mixed use neighborhood services and amenities. 

 
Mobility Strategy 4-E: “Continue to promote mixed-use development, which enables 
people to live near work, retail and services.” 
 

• Rezoning to E-MX-2x will allow more people to live closer to nearby retail and services. 



 
Housing Objective 6-E: “Identify and capitalize on opportunities to develop housing along 
transit lines.” 
 

• E-MX-2x will allow housing to be developed along RTD route 40 on Colorado Blvd.  
and Route 34 on Bruce Randolph Blvd.  There is a bus stops on both routes only  ½ 
Block away. 

 
 Legacies Strategy 3-A: “Identify areas in which increased density and new uses are 
desirable and can be accommodated.” 
 

• 3411 Albion is an area where, by rezoning to E-MX-2x, increased density is desirable 
due to proximity to transit, retail, services and amenities and can be accommodated. 

 
The proposed map amendment rezoning to E-MX-2x will also contribute to preserving and 
enhance the individuality, diversity and livability of Denver’s neighborhoods by fostering 
the following Plan objectives: 
 
Congruency of land use and zoning: “…a built environment with greater overall urban 
design integrity, stronger connections among urban centers, and a richer and more diverse 
mix of uses within geographically proximate areas.” (pg 55) 
 
Compact development: “…improved neighborhood cohesion, reduced urban sprawl and 
residents more directly connected to services and amenities within their immediate living 
environment.” (pg 55) 
 
2.  The proposed map amendment is consistent with many objectives of Blueprint Denver 
including: 
 
The Blueprint Denver future land use designation for the Property is located in an Area of 
Stability. 
 
Blueprint Denver also states that “Areas of Stability represent the majority of Denver’s 
residential areas where there is a prevailing character that should be preserved or 
enhanced through reinvestment.” 
 
The Blueprint Denver Plan Strategy: Preserve Stable Neighborhoods  – the Property is in a 
Blueprint Denver identified Area of Stability and also meets the following Blueprint 
Denver Areas of Stability criteria, goals and objectives: 

 
• The goal for the Areas of Stability is to identify and maintain the character of an area 

while accommodating some new development and redevelopment. 
• Second, in stable residential neighborhoods there often are areas that would benefit 

from change, such as stagnant commercial development that would benefit from 
revitalization and possibly provide some neighborhood services. These areas, due to 
their lack of reinvestment, have a negative visual impact on the surrounding area. 



• The Property also provides opportunities for the following Blueprint Denver 
Strategies including: 

 Housing, including affordable housing 
 Infill and redevelop vacant and underused properties 
 Compatibility between new and existing development 
 Balanced mix of uses  
 Economic activity—business retention, expansion and creation 

 
The Areas of Stability can be thought of as belonging predominantly to one of the following 
two categories: “Committed Areas” and “Reinvestment Areas.” 
 
Reinvestment Areas: 
Reinvestment areas are neighborhoods with a character that is desirable to maintain but 
that would benefit from reinvestment through modest infill and redevelopment or major 
projects in a small area. These areas would encourage investment but in a more limited and 
targeted way than in Areas of Change. The Property is clearly in a reinvestment area. 
 
Areas of Stability 
These areas represent the bulk of the residential portions of the city and employment areas 
not designated as Areas of Change. Preserving and revitalizing neighborhood character has 
been a prevailing concern throughout the planning process. The need to direct and manage 
the location, type and intensity of future development is balanced by an equally strong 
desire to preserve those areas of the city with an established character. Within Areas of 
Stability there may be places such as stagnant commercial centers where reinvestment 
would be desirable to make the area an asset to and supportive of the surrounding 
neighborhood. Generally, Areas of Stability face two types of concerns: character 
preservation and reinvestment: 
 
Strategies: Address incompatible zoning and land use issues; ensure that new buildings in 
the Areas of Stability are compatible with current conditions and character. 
 
Map amendments:  In some instances it may be appropriate to change the zoning in Areas 
of Stability to create a better match between existing land uses and the zoning 
New E-MX-2x zoning for the Property will allow this Blueprint Denver goal to be 
implemented. 
 
The Blueprint Denver future land use designation for the Property is Single Family 
Residential which is described as: “Neighborhoods of single family houses represent the 
majority of Denver’s residential areas, particularly those developed after 1900 and 
especially those built after 1940. Densities are fewer than 10 units per acre, often less than 
six units per acre neighborhood-wide, and the employment base is significantly smaller 
than the housing base. Single-family homes are the predominant residential type (Pg 42).” 
 



        
(Blueprint Denver Land Use Map)   (Today’s Zoning) 
 
While the property is designated Single Family Residential in Blueprint, in reality the 
Property and surrounding area reflects different characteristics. The entire block the 
Property is located on does not contain a single-family home. The block and surrounding 
area consists of parking lots, intense auto-oriented commercial, fast food chains, churches, 
commercial buildings and low-density townhomes to the northeast. In fact, the 
surrounding zoning includes PUD in lots north and north-west of the Property, E-CC-3X to 
the west, the entire block east of the property is zoned E-MX-2X – a limited mixed use 
district designed to be embedded in stable neighborhoods, and the closest E-SU-DX 
property is a large church south of the Property. 
 
Blueprint, in addressing the Single Family Residential land use also states on page 120:   
“… in stable residential neighborhoods there often are areas that would benefit from change, such 
as stagnant commercial development that would benefit from revitalization…” 
 
 
The Blueprint Denver Plan Strategy: Innovative Transit Options– the Property is within 
Blueprint Denver identified Enhanced Transit Corridor Buffer (Colorado Blvd). The 
property is located within a block of Colorado Blvd and within a mile of the 40th & Colorado 
Light Rail Station and encourages a development that meets the following goals and 
objectives: 
 

• “Higher density always reduces land consumption, but it only has transportation 
benefits when paired with a land-use mix that provides destinations within a 
convenient walking distance, in areas that have access to transit and transportation 
corridors” (pg 26) 

• “It also will provide opportunities for more intensive, mixed-use development 
surrounding stations and along transit corridors.” (pg 26) 

•  “Strategies to improve mass transit circulation options within the city as well as to 
outlying suburbs is a planning reality if the city intends to preserve quality of life 
and ensure a sustainable future for residents.” (pg 26) 



Relevance of Blueprint Denver Street Classifications: 
 
3411 N Albion St. is on the northwest corner of Albion and Bruce Randolph Ave.  Bruce Randolph is 
a Blueprint identified Residential Collector, making this location ideal from an access standpoint to 
increase density proximate to a collector, for which Blueprint emphasizes access and multi-modal 
opportunities.  Bruce Randolph is home to RTD route 34 and is also well suited for bicycles.  Access 
is also enhanced by the alley between Colorado Blvd. and Albion. 
 
Albion is a Blueprint identified local street, tailored for providing local access.  This is a typical 
condition throughout the City.  Redevelopment of the Property under E-MX-2x can be easily 
accommodated by Albion which as a local benefits from being part of a porous regional multi-modal 
street network to include the alley, 35th Ave, Bruce Randolph, Martin Luther King Blvd.,  and 
Colorado Blvd., ensuring short trips in reliance on local streets. 
 
In addition, 35th Avenue at the north end of this block is an City of Denver signed bike route, 
providing additional easy bicycle access to the Property. 
 
 
 
3.  The applicable neighborhood plan for the property is the Park Hill Neighborhood Plan, 
which was adopted in 2000.   
 
The Park Hill Vision for the Future: Park Hill vision for the future is to preserve and 
enhance the positive qualities that make the neighborhood a unique place to live, work, 
learn, and play. (pg 7) 
 
Land use and Zoning: 
 
The Property is located in Park Hill Neighborhood Plan designated R-2 zone district. The 
Property is located in a Medium density residential area. 
 
R-2: Multi-Unit Dwellings, Low Density: Typically duplexes and triplexes. Home 
occupations are allowed by permit. Minimum of 6,000 square feet of land required for each 
duplex structure with an additional 3,000 square feet required for every unit over 2. 
Density = 14.5 dwelling units/acre. (pg 90) 
 
Goals (pg 32): 
 

• Maintain the existing integrity of the residential character of Park Hill. 
• Assure that continued growth and development in Park Hill results in a balanced 

and compatible mix of housing types and densities. 
• Explore opportunities for live/work. 
• Maintain and enhance the viability of residential and commercial land uses on 

Colorado Boulevard. 
 
Actions (pg 33-36): 
 



• LZ-3: Create and maintain a mix of housing types and sizes that are attractive and 
affordable to a diversity of ages, incomes, household types, sizes, cultural and ethnic 
backgrounds. 

• LZ-17: Review existing business uses and zoning along Colorado Blvd. and East 
Colfax Avenue as well as within the neighborhood for compatibility of the allowed 
business uses with the adjoining and nearby residential uses. Propose zoning and 
other regulatory changes that would address the issues of compatibility 
 

New E-MX-2x zoning for the Property will allow these Park Hill Neighborhood Plan goals 
to be implemented. 
 
From Section 4.2.4.2 of the Denver zoning Code, the Specific Intent of E-MX-2X is: 
 
E-MX-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 and low intensity uses.    
 
In addition, the General Purpose of E-MX districts includes: 
 
The Mixed Use zone district standards are also intended to ensure new development 
contributes positively to established residential neighborhoods and character, and 
improves the transition between commercial development and adjacent residential 
neighborhoods.  
 
These attributes of E-MX-2X make it the ideal new zone district for the Property. 
 
REVIEW CRITERION DZC § 12.4.10.7.C - The proposed official map amendment 
results in regulations and restrictions that are uniform for each kind of building 
throughout each district having the same classification and bearing the same 
symbol or designation on the official map, but the regulations in one district may 
differ from those in other districts. 

Future development of the Property will result in uniformity of E-MX-2x district 
regulations and restrictions. 

REVIEW CRITERION-The proposed official map amendment furthers the 
public health, safety, and general welfare of the City. 

The proposed map amendment will further the public health, safety, and general welfare 
of the City by facilitating the improvement and development of the Property as desired 
by the City’s adopted plans. 

 
 
 
 
 



EXHIBIT C 

 Description of Justifying Circumstances and Neighborhood Context 



Exhibit C 
 

Statement of Compliance of Additional Review Criteria for Non-Legislative Rezonings 
(DZC § 12.10.8) 

  
CRITERION DZC § 12.4.10.8.A - Justifying Circumstances - One of the following 
circumstances exists: 
 
Statement of Justifying Circumstances: 
 
“Since the date of the approval of the existing Zone District, there has been a change to such 
a degree that the proposed rezoning is in the public interest. Such change may include: 
Changed or changing conditions in a particular area, or in the city generally.” 
 
The 3411 Albion Street Property, located in the North East Park Hill neighborhood is being 
rezoned to E-MX-2x. 
 
The Property consists of underutilized buildings and vacant land that is efficiently served 
by existing infrastructure and public transit.  
 
Changing Conditions as Justifying Circumstances: 
 
Despite the neighborhood being designated as Single Family Residential, changes in this 
particular area and in the city in general have called for strategic development and 
redevelopment. Subsequent to the implementation of Blueprint Denver, the E-MX-2x zone 
district was created in 2010 to address the growing needs of stable residential 
neighborhoods without imposing on the residential character. This zone district is limited 
to low scale building forms and low intensity uses.  This E-MX-2x Zone District was applied 
to the entire east side of this same 3400 block of Albion St. in the 2010 city-wide rezoning. 
 
An example of non-residential uses nearby is on the adjacent property at the north end of 
this same block and directly north of the subject Property is zoned PUD 539, a Mixed Use 
PUD allowing restaurant uses this PUD was approved after Blueprint Denver was adopted 
in 2002.   However, it replaced and provided minor modifications to a previous PUD; PUD 
68 which is older. 
 
There have been additional developments in the vicinity that are justifying examples of 
changing conditions in the area. On this same 3400 block of Albion Street, 14 townhomes 
were developed in 2014 utilizing the same E-MX-2X zoning.  This changing condition is 
identified in the photo below: 



 
The 3411 Property rezoning to E-MX-2X is shown in upper right of 3400 Albion block.  The new 14 unit 

townhome community developed in 2014 using E-MX-2x zoning  on the same block is shown in the lower left.  
Colorado Blvd is to the right. 

 
In 2016, less than a mile north of the Property at 40th and Colorado Blvd., RTD opened a 
new light rail station serving it’s FasTracks A Line which brings users from various areas of 
metro Denver to both downtown and to Denver International Airport. An increase of retail, 
commercial, and services have occurred in the Park Hill area to accommodate needs of its 
growing residents. 
 
Examples of a variety of recent developments in the vicinity include: 
 

Project Date Location Details Distance from 
3411 Albion* 

Park Hill 
Village 

2012 4300 Smith 
Road 

390 Dwelling Units 
 

9 blocks 

Park Hill 
Village West 

2010 4055, 4125, 
4175, 4185 N. 
Albion Street 

Commercial and 345 
Affordable Housing 
Dwelling Units 
 

8 blocks 

Dahlia 
Square 

2015 3401 Eudora 
Street 

Mental Health Center of 
Denver 
 

6 blocks 

Skyland 
Village 

2016 3454 E. 31st 
Ave 

68 dwelling units 
 

7 blocks 

Walgreens 2012 3555 Colorado 
Blvd 

Grocery/pharmacy 3 blocks 

 
*Actual distances to walk, ride or drive using the existing street grid. 



In addition, numerous examples of positive change nearby include new restaurants, retail 
stores and coffee shops along Colorado Blvd.  These are all examples of positive change 
trending in the immediate vicinity where reinvestment is occurring. 
 
According to the Census Bureau, Colorado was the second-fastest growing state in 2015. 
The Census Bureau ranks Denver 11th on the list of cities in the country with the greatest 
addition of residents. Denver alone has grown by 100,000 people in just 7 years. Last year 
the Census Bureau estimated a 1.42% population growth for Denver. This statistical data 
are clear examples of changing circumstances in Denver and warrant for developments 
that will accommodate the growth of Denver’s population as well as the amenities and 
services the residents will need and desire. 
 
For these reasons it is in the public interest to encourage redevelopment of and 
reinvestment in the area. 
 
This rezoning will be an implementation step of the policy, land use and transportation 
goals identified in the aforementioned Plans.  Once rezoned, the Property can 
accommodate the neighborhood reinvestment at a scale anticipated by and prescribed in 
the plans.  This rezoning is necessary for the following reasons: 
 

1. Conformance with The Park Hill Neighborhood Plan. 
2. Redevelopment and utilization of underused property. 
3. Improves the transition from residential to mixed use development in the North 

East Park Hill neighborhood. 
4. Further implementation of Blueprint Denver. 

The proposed rezoning of the Property to E-MX-2x will allow for redevelopment of an 
underused property to a low-scaled building with limited uses. The property is in an 
excellent reinvestment area, right by an Enhanced Transit Corridor Buffer (Colorado Blvd) 
a location that would benefit from reinvestment through modest infill and redevelopment. 
Design elements imbedded in the E-MX-2x Zone District as building height and orientation 
will help create a quality community the City and its residents will be proud of. Located in 
an Area of Stability, the proposed rezoning to E-MX-2x and the development program 
offered by the applicant provide the form-based context to enable what the market, the 
community, and Denver’s elected officials desire for the furtherance of the neighborhoods 
goals. 
 
Statement of Consistency with Neighborhood Context and General Purpose of Zone 
Districts DZC Sec. 12.4.10.8: 
 
This map amendment application requests approval of the E-MX-2X Zone District for the 
Property.   
 
The Denver Zoning Code states that the General Purpose of the “E” Zone - Mixed Use Zone 
Districts is intended to promote safe, active, and pedestrian-scaled, diverse areas and 
enhance the convenience and ease of walking, shopping and public gathering within and 



around the city’s neighborhoods while promoting and protecting residential 
neighborhoods within the character of the Urban Edge Neighborhood Context. These 
regulations 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. By promoting existing and 
future patterns of lower scale multi-unit building forms that typically address the street in 
the same manner as an urban house building form as well as reinforce desired 
development patterns in existing neighborhoods while accommodating reinvestment. 
 
The Mixed-Use Zone Districts are intended to enhance the convenience, ease and 
enjoyment of transit, walking, shopping and public gathering within and around the city’s 
neighborhoods. The Mixed-Use Zone District standards are also intended to ensure new 
development contributes positively to established residential neighborhoods and 
character, and improves the transition between commercial development and adjacent 
residential neighborhoods. 
 
E-MX-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 and low intensity uses. E-MX-2x is an Urban Edge mixed-use 
district intended to promote modest development and redevelopment with building up to 2 
stories high. Mixed Use districts are focused on creating mixed, diverse neighborhoods.  
The proposed use contemplated by the applicant will create and enhance a mixed, diverse 
neighborhood with improved connectivity between the residential and commercial. 
 
The General Intent for this rezoning to E-MX-2x is as follows: 
 

1. To Implement the Denver Comprehensive Plan and its supplements. 
2. To implement Blueprint Denver. 
3. Arrange building density, uses, heights, and scaling devices to reinforce the public 

transit centers and corridors, and to transition to adjoining areas 
4. Arrange residential, employment, retail, service, and open space uses to be 

convenient to and compatible with each other and with transit. 
5. Maximize pedestrian amenities near transit facilities and along the primary 

pedestrian connections to transit facilities. 
6. To facilitate implementation of appropriate neighborhood scale reinvestment and 

provision of services in Areas of Stability. 
7. To implement the Park Hill Neighborhood Plan stated goals of  

a. Maintain the existing integrity of the residential character of Park Hill. 
b. Assure that continued growth and development in Park Hill results in a 

balanced and compatible mix of housing types and densities. 
c. Explore opportunities for live/work. 
d. Maintain and enhance the viability of residential and commercial land uses 

on Colorado Boulevard. 
8. The zoning standards are also intended to ensure new development contributes 

positively to established neighborhoods and character, and improves the transition 
between commercial development and adjacent residential neighborhoods. 

 



The proposed rezoning and redevelopment of this .72 acre site to E-MX-2x is entirely 
consistent with the neighborhood context and general purpose of the zone district.  This 
site is an excellent application of E-MX-2x, allowing for only 2 story low intensity 
development imbedded in the established neighborhood and also proximate to and easily 
accessible to Colorado Blvd. transit opportunities.  It will also help to buffer the 
neighborhood from Colorado Blvd. 



EXHIBIT D 

Letter of Authorization for STARBOARD Realty Group, LLC to act as Representative 





EXHIBIT E

Proof of Ownership, Assessors Record
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3411 ALBION ST
Owner

Schedule Number

Legal Description

Property Type

Tax District

PARK HILL ORTHODOX
4095 BRUCE RANDOLPH AVE
DENVER , CO 80207

01302-07-005-000

J COOKS JRS NORTH DIVISION OF CAPITOL HILL 01302 B39 L16 TO 25 INC

INDUSTRIAL - CHURCH

DENV

Print Summary

Property Description

Style: OTHER Building Sqr. Foot: 7133

Bedrooms: Baths Full/Half: 0/0

Effective Year Built: 1956 Basement/Finish: 0/0

Lot Size: 31,200 Zoned As: E-SU-DX

Note:  Valuation zoning may be different from City's new zoning code.

Current Year

Actual Assessed Exempt

Land $356,000 $103,240 $246,530

Improvements $494,100 $143,290

Total $850,100 $246,530

Prior Year

Actual Assessed Exempt

Land $356,000 $103,240 $252,160

Improvements $513,500 $148,920

Total $869,500 $252,160

javascript:window.print();


Exhibit F 
Signature Authority Authorization 





strangers on behalf of the Church (see FG §XI: 1).  As supervised by the Session, they shall minister to the 
temporal needs of members and friends, manage the Church finances, and see to the care and maintenance 
of Church property.

d. Any voting member may propose to the Session nominations for the offices of elders and deacons. The 
Session shall certify those nominees whom, upon examination, it judges to possess the necessary 
qualifications for office.  An elder or deacon who had been previously certified but who resigned from or was 
divested of the office must be re-certified.  At least one Lord's Day preceding the date appointed for the election 
the Session shall announce to the Church the names of those it has certified.  Election shall be from those 
certified (see FG §XXV: 4).  Voting on the election of elders and deacons shall be done by secret ballot, and 
each vote shall be cast either in favor of or against the election of each candidate, and those candidates 
receiving the vote of a majority in favor of their election shall be deemed elected.  Elders and deacons shall be 
elected to lifetime service.  However, they shall be allowed to take sabbaticals, at their own request, for definite or 
indefinite periods, as approved by the session. There shall be no upward limit on the number of members of the 
session or diaconate.

e. An elder or deacon may be divested of his office by Church discipline for an offense in doctrine or life (see FG 
§XXVI: 1).  He may also be divested if his services are not edifying to the congregation; such divestiture may 
occur only upon a two-thirds (2/3) vote of the congregation and with the permission of the presbytery (see FG 
§XXVI: 4-a).  An elder or deacon also may resign from his office (see FG §XXVI: 4-b).

8. Pastor

a. It is the charge of the pastor to feed and tend the flock as Christ's minister and with the other elders to lead them 
in all the service of Christ.  It is his task to conduct the public worship of God; to pray for and with Christ's flock as 
the mouth of the people unto God; to feed the flock by the public reading and preaching of the Word of God, 
according to which he is to teach, convince, reprove, exhort, comfort, and evangelize, expounding and 
applying the truth of Scripture with ministerial authority, as a diligent workman approved by God; to administer 
the sacraments; to bless the people from God; to shepherd the flock and minister the Word according to the 
particular needs of groups, families, and individuals in the congregation, catechizing by teaching plainly the first 
principles of the oracles of God to the baptized youth and to adults who are yet babes in Christ, visiting in the 
homes of the people, instructing and counseling individuals, and training them to be faithful servants of Christ; to 
minister to the poor, the sick, the afflicted, and the dying; and to make known the gospel to the lost (see FG 
§VIII).

b. If the Church desires to be relieved of its pastor, it may, through a duly called congregational meeting, ask him to 
resign.  If the pastor agrees to do so, the presbytery shall be requested to dissolve the pastoral relationship as of 
a mutually agreeable date.  If the pastor is not willing to resign, the Church may petition the presbytery to 
dissolve the pastoral relationship and may send representatives to the meeting to support the request.  The 
presbytery may grant the request, but only after giving the pastor opportunity to present his reasons for not 
concurring, or it may urge the congregation to reconsider its action (see FG §XXIV: 2).  The decision of the 
presbytery shall be final and binding, except when that decision is appealed to the General Assembly (see FG 
§XIV: 5).

c. For tax purposes, the pastor shall be considered an employee of the Church.

9. Session

a. The Session is the governing Body of the Church and consists of its pastor, its ruling elders, and its duly called 
and teaching elders (or “ministers”). The Session shall manage the business affairs of the corporation, oversee 
all matters concerning the conduct of public worship, and concert the best measures for promoting the spiritual 
growth and evangelistic witness of the congregation.  It shall receive, dismiss, and exercise discipline over the 
members of the Church, supervise the activities of the Board of Deacons and all other organizations of the 
congregation, and have final authority over the use of the Church property (see FG §§X & XIII).

b. The Session shall choose its own moderator (chairman) and clerk (secretary) annually from among its members 
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(see FG §XIII: 4).  The Session may also choose a vice-moderator from among its members, and shall appoint 
a treasurer, who must be a communicant member in good standing.

c. The Session shall have final authority for affairs pertaining to property and other temporal matters as required by 
civil law for nonprofit corporations.  In particular, the Session shall oversee the acquisition and disposition of 
Church property, which includes the management of its financial resources.  Neither the Session nor its 
delegates shall have the power to buy, sell, mortgage, pledge or in any manner encumber any Church 
property worth more than $1,500, nor to incur any indebtedness, unless first authorized to do so at a 
congregational meeting, either through the adoption of the annual budget or by special action of the 
congregation.  The Session may delegate to the Board of Trustees or to other communicant members such of 
these responsibilities as it deems appropriate.  

d. The Session shall meet at least quarterly and shall convene at the call of the moderator, the presbytery, any two 
members of the Session, or upon its own adjournment (see FG §XIII: 5).  Either oral or written notice, including 
the date, time, and place of a meeting, shall be given at least two days before a meeting.  If mailed, notice shall 
be deemed to be effective the day after the letter is postmarked.  Notice may be waived either orally or in writing.  
An elder's or pastor's attendance at a meeting waives his right to object to lack of notice or defective notice of 
the meeting, unless at the beginning of the meeting (or promptly upon arrival), he objects to holding the meeting 
or transacting business at the meeting, and does not vote for or assent to action taken at the meeting.  

e. A quorum is two ruling elders, if there are three or more, or one ruling elder if there are fewer than three, together 
with the pastor.  In no case may the Session conduct its business with fewer than two present who are entitled 
to vote (see FG §XIII: 5).  When the Church is without a pastor, the Session shall request the presbytery to 
appoint a minister, normally of the same presbytery, to meet with them, or shall itself invite such a minister; he 
shall have the right to vote, and to be elected to moderate the meeting.  When it is impractical without great 
inconvenience for a minister to attend, those present may conduct business, but the grounds for the call of 
such a meeting shall be reviewed at the next meeting at which a minister is present (see FG §XIII: 6).

f. The act of a majority present at a Session meeting at which a quorum is present (when the vote is taken) shall 
be the act of the Session.  A pastor or elder shall be deemed to have approved of an action taken if he is 
present at a meeting of the Session unless: (1) he objects at the beginning of the meeting (or promptly upon 
arrival) to holding it or transacting business at the meeting; or (2) his dissent or abstention from the action taken is 
entered in the minutes of the meeting; or (3) he did not approve the action and he delivers written notice of 
dissent or abstention to the presiding officer of the meeting before its adjournment or immediately after 
adjournment of the meeting.

g. If the Session shall cease to exist or become so small as to prevent it from working effectively, presbytery shall 
provide for the election and ordination of elders from within the congregation, or, with the consent of the 
congregation, may appoint ruling elders or ministers, or both, normally from within the same presbytery, to be an 
acting Session or to augment the existing Session temporarily (see FG §XIII: 10).  

h. The Session may meet by means of a conference telephone call or similar communications equipment, 
provided all persons entitled to participate in the meeting received proper notice of the telephone meeting, and 
provided all persons participating in the meeting can hear each other at the same time.  A member participating 
in a conference telephone meeting is deemed present in person at the meeting.  The moderator of the 
meeting may establish reasonable rules as to conducting business at any meeting by phone.

i. The moderator shall be subject to the control of the Session.  The moderator shall, when present, preside at all 
meetings of the members and of the Session, and shall conduct such meetings so as to facilitate free and 
respectful debate and decision-making.

j. If the Session appoints a vice-moderator (vice-chairman), he shall perform, in good faith, the moderator's duties if 
the moderator is absent, dies, is unable or refuses to act.  If the vice-moderator acts in the absence of the 
moderator, the vice-moderator shall have all of the powers of and be subject to all the restrictions upon the 
moderator.  If there is no vice-moderator or the vice moderator is unable or refuses to act, then the secretary 
shall perform the moderatorial duties.
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k. The clerk shall be the secretary of the Church and shall in good faith: (1) create and maintain one or more 
books for the minutes of the proceedings of the members and of the Session; (2) provide that all notices are 
served in accordance with these bylaws or as required by law; (3) be custodian of the Church and corporate 
records; (4) subscribe the minutes of all meetings of the members and of the Session; (5) when requested or 
required, authenticate any records of the Church; (6) keep a current register of the post office address of each 
member; and (7) in general perform all duties incident to the office of secretary and any other duties that the 
moderator or the Session may assign to the secretary.

l. The treasurer shall: (1) have charge and custody of and be responsible for all funds and securities of the 
Church; (2) give receipts for monies paid to the Church from any source; (3) submit the books and records to a 
Certified Public Accountant or other accountant as directed by the Session; (4) reimburse expenses incurred by 
employees and members according to the Accountable Reimbursement Plan developed by the session; and 
(5) in general perform all of the duties incident to the office of treasurer and any other duties that the moderator 
or Session may assign to the treasurer.  If required by the Session, the treasurer shall give a bond for the faithful 
performance of the treasurer's duties and as insurance against the misappropriation of funds.  If a bond is 
required, it shall be in a sum and with the surety or sureties that the Session shall determine.

m. The Session may establish such committees as it deems necessary for the work of the Church.

10. Board of Deacons

The Board of Deacons shall oversee the ministry of mercy in the Church and shall collect and disperse funds for the relief 
of the needy.  Other forms of service for the Church may also be committed to the deacons.  The Board of Deacons shall 
choose its own officers from its membership.  The Board of Deacons shall keep a record of its proceedings and of all 
funds and their distribution, and shall submit its records to the Session once every three months, and at other times upon 
request of the Session (see FG §XI).

11. Board of Trustees

a. The Board of Trustees shall consist of all ruling elders and deacons, along with two communicant members in 
good standing from the congregation at large.  At-large members shall serve the board for two-year terms.  One 
at-large trustee shall be elected at each annual congregational meeting to succeed the at-large trustee whose 
term is expiring.  At-large members of the Board of Trustees may be reelected.  The pastor shall be and ex 
officio member of the Board of Trustees.  The Board of Trustees shall elect a moderator and secretary from 
amongst its members. The moderator shall be subject to the control of the Session, and shall in general 
supervise and control, in good faith, all of the business and affairs of the Church.  The moderator shall be the 
chairman of the Board of Trustees and the principal executive officer (president) of the corporation.  The 
moderator may sign, with the secretary or any other proper officer of the Church the Board of Trustees has 
authorized, corporation deeds, mortgages, bonds, contracts, or other Board-authorized instruments.  The Clerk 
of the Session shall be custodian of corporate records.

b. The Board of Trustees shall have the power and authority to make rules and regulations not inconsistent with 
the laws of the State of Colorado.  The Board of Trustees shall appoint at least two persons from its 
membership to receive monies due and payable to the Church from any source, and deposit all monies in the 
Church’s name in banks, trust companies, or other depositories that the Session shall select.  Records of all 
such receipts and deposits shall be promptly forwarded to the Treasurer.  The Board of Trustees shall be 
responsible for the acquisition and disposition of Church property, which includes the management of its 
financial resources.  Neither the Board of Trustees nor its delegates shall have the power to buy, sell, mortgage, 
pledge or in any manner encumber any Church property worth more than $600, nor to incur any indebtedness 
unless first authorized to do so at a congregational meeting, either through the adoption of the annual budget 
or by special congregational action.

c. The Board of Trustees shall meet at least annually and shall convene at the call of its moderator, the Session, 
or upon its own adjournment.  A trustee’s attendance at a meeting waives his right to object to lack of notice or 
defective notice of the meeting, unless at the beginning of the meeting (or promptly upon arrival), he objects to 
holding the meeting or transacting business at the meeting, and does not vote for or assent to action taken at 
the meeting.  Two-thirds of the trustees shall constitute a quorum.
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d. The Board of Trustees shall report on each of its meetings to the Session, which shall supervise all its activities 
and have final authority over the use of Church property (FG XIII:5).  The Board of Trustees shall prepare an 
annual budget and submit it for the Session’s approval prior to its presentation at the annual congregational 
meeting (FG XXXI:4).

12. Congregational Meetings

a. An annual meeting of the Church shall be held each year at a date, time, and place to be determined by the 
Session (see FG §XVI:1).  At the annual meeting, the voting members may elect ruling elders and deacons as 
certified by the Session, shall elect trustees, adopt an annual budget, review reports and financial statements of 
all organizations and representatives of the Church, and transact any other business as may come before the 
meeting.

b. Special meetings of the Church shall be called at a date and location to be determined by the Session 
whenever the Session deems it to be in the best interests of the Church or when requested in writing to do so 
by one-fourth (1/4) of the voting members of the Church in good standing (see FG §XVI:1).

c. The date, time, and location of all congregational meetings must be announced orally or in the Church bulletin 
at least two (2) Sundays prior to the time set for the meeting, or by letter mailed at least ten days prior to the 
meeting (see FG §XVI:3).  If the voting members adjourn any congregational meeting to a different date, time, 
or place, notice of a new date, time, and place need not be given if the new date, time, and place is 
announced before adjournment.  A member entitled to a notice may waive notice of the meeting (or any notice 
required by the laws of the State of Colorado or these bylaws), by a letter in writing signed by the member.  The 
member must send the notice of waiver to the Church (either before or after the date and time stated in the 
notice) for inclusion in the minutes or filing with the Church records.

d. The purpose of a meeting shall be announced in advance if it involves:  a proposed amendment to the bylaws 
or articles of incorporation; the election or removal of officers; the calling or removal of the pastor; the acquisition 
or disposition of property worth more than $1500; the dissolution of the Church; or a question regarding the 
Church's denominational affiliation.  When a meeting is called for the transaction of specific matters of business, 
no business shall be conducted except that which is stated in the notice (see FG §XVI:3).

e. A member's attendance at a meeting:  waives the member's right to object to lack of notice or defective notice of 
the meeting, unless the member at the beginning of the meeting objects to holding the meeting or transacting 
business at the meeting; and, waives the member's right to object to consideration of a particular matter at the 
meeting that is not within the purpose or purposes described in the meeting notice, unless the member objects 
to considering the matter when it is presented.

f. One-fourth (1/4) of the voting members shall constitute a quorum at congregational meetings.  Unless provided 
otherwise in these Bylaws, a majority vote of those in attendance, a quorum being present, is sufficient to 
decide any matter.

g. The moderator and the clerk of the Session shall serve as moderator and clerk respectively in congregational 
meetings (see FG §XVI:4).

13. Church Records

a. The Session shall keep the following records:  (1) minutes of its meetings, including a record of the administration 
of the sacraments and changes in the membership of the congregation; (2) minutes of the meetings of the 
congregation; (3) rolls of the members in the congregation (communicant, non-communicant, and voting), with 
the dates of their reception (see FG §XIII:8); (4) resolutions adopted by the Session; (5) appropriate accounting 
records; (6) its articles or restated articles of incorporation and all amendments to them currently in effect; and (7) 
its bylaws or restated bylaws and all amendments to them currently in effect.

b. A member shall be entitled to inspect and copy, at a reasonable time and location specified by the Session, 
any of the Church records described above.  The Session may limit access to any records that contain 
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December 16, 2018 
 
Dear Ms. Levingston and Members of the Community Planning Board, 
 
My name is Milagros Barsallo, I am a community member and homeowner in North Park Hill. I 
am writing this letter concerning the rezoning of the property that is currently Park Hill 
Presbyterian Church (Application 2018i-00065 for rezoning to E-MX-2X). This issue has been one 
that I have been following closely, and I have had a hard time deciding whether or not the 
rezoning of the property should move forward. Ultimately, it was my understanding of Park Hill 
Presbyterian Church’s importance and history in the Park Hill community, and my conversation 
with Pastor Matthew Kingsbury that compelled me to write this letter in support for the 
rezoning. 
 
I have spent my career working in the public sector in education, in the nonprofit sector, and in 
community organizing, all areas where people gather to create change, and I have noticed that 
the way people define community tends to be rooted in the personal here and now, and in a 
personal vision of the future (i.e.- future generations of one’s family). For me, growing up in a 
Latino family, my sense of community includes both of these things, but extends a little bit 
further to include an understanding of the community that existed before me. Culturally, for us, 
in order to focus on what we have in our community now, and know what we want for our 
community’s future, we must be rooted in out community’s past. Though I have found this 
element to also exist in other communities of color, I do not see it consistently in conversations 
about community outside of these contexts. 
 
My family moved to Aurora when I was six, and I have spent most of my life in Colorado since 
that time. While I am not new to Colorado, I am new to North Park Hill. I bought my first home 
here, a townhouse constructed by Rubix Group, in October of 2015. I chose this neighborhood 
because I was thinking about those three elements of community- the racial and economic 
diversity of the neighborhood was important to me, and when I thought about my future family, 
a diverse and thriving community was one I wanted for them as well. I also knew that North 
Park Hill had an important history of struggle and perseverance that made it the wonderful 
community it is today, and understanding that history was part of my decision as well. Since I 
moved here in 2015, in my participation in conversations about different issues in the area (City 
Park Golf Course, Park Hill Golf Course, etc.), there has been very strong opinions from 
neighbors (and others from outside the neighborhood), but I’ve found most of these to be 
rooted in the personal here and now, and the personal future, without any serious 
consideration of the third element of honoring the community’s past in considering it’s present 
and future unless it was one small convenient talking point to support one’s position.  As far as 
this rezoning was concerned, I had heard what Rubix Group had to say, and I had heard what 
the neighborhood associations’ concerns were, but I had not heard from the church. 
 
In my conversation with Pastor Matthew Kingsbury he shared with me that in its more than 100 
years in Denver, the church moved from its 29th & Downing location to the current location in 
the 1950s. Throughout the years the church worked to run food and clothing banks, and provide 
Thanksgiving and Christmas baskets for the Park Hill community through its outreach ministries. 
He shared with me that as the community changed, the membership has gone from being more 
community-based to being more of a commuter congregation. He said that although they had 
received several unsolicited offers to buy their property over the past few years, they did have 



to make the decision to put the property up for sale until early in 2018. The church is currently 
experiencing a severe financial crunch and struggling to maintain both its deteriorating facilities 
and its membership, much less grow in any capacity. When I asked Pastor Kingsbury what the 
sale would mean for the congregation, he simply said “If this doesn’t go through, I don’t see the 
congregation surviving,” further sharing that they wouldn’t even survive through the end of 
2019. 
 
In considering all of the different perspectives in this issue, this is the one that weighs on me 
most. I have attended the same church since I was eight. It is a community institution in Aurora 
undergoing similar financial challenges for facility maintenance and has recently had some 
success after three years of hard fundraising, but I cannot imagine it disappearing after its 55-
year history in the community due to these financial troubles. Its impact extends beyond me; it 
was ministering to the community before I was a parishioner there, and will continue to do so 
long after. This is the case with Park Hill Presbyterian as well if it can continue to exist. Honestly, 
there is a long list of things that North Park Hill needs (a grocery store, more affordable housing 
units, better sidewalks, etc.) and for me, the development of 20 new high-end townhomes is not 
on that list. It would only further contribute to the rapid gentrification of the neighborhood, but 
in considering our Park Hill community, I cannot in good conscience watch a 100 year-old 
community institution disappear when there is another alternative for them. Even if Pastor 
Kingsbury and his congregation will be relocating, the church’s impact on the history of the 
community is undeniable. I have watched Denver grow immensely since I moved back in 2009, 
and know that if not for Park Hill Presbyterian and Rubix Group, this zoning will get changed to 
E-MX-2X eventually for another developer, but by then it may be too late for the church. I ask 
the Planning Board to support the Proposal 2018i-00065 as the re-zoning and purchase of this 
property now to ensure the survival of Park Hill Presbyterian Church. 
 
In considering the future of our Park Hill Community and the valid concerns of many of the 
neighborhood associations, and the city at-large, I urge the planning board and the Community 
Planning and Development Office and its partners to think more creatively about how to 
address the need for more affordable housing throughout the city, including in Park Hill. Though 
the townhouses that Rubix Group plans to build at the $400,000 price point will be much more 
accessible than many homes on the market right now, they are certainly not affordable housing 
units. Len and I have spoken openly about this. In the years I have known Len Goldberg, he and 
members of his team at Rubix have proven to be hardworking and trustworthy. Len takes 
seriously his work constructing a home, many times, like in this price range, a first home, and 
building a relationship with homeowners.  In the time I have known him he has expressed to me 
that he prefers to construct more homes that are more affordable, than to construct luxury 
homes at higher price points, and that subsidies would make this much more possible for a 
company like Rubix.  Len prioritizes purchasing vacant lots (like the one where my and my six 
neighbors’ homes sit now), or makes an offer on a property that the owner has decided to sell 
(like in the case of Park Hill Presbyterian Church), he does not make unsolicited offers in 
properties. My knowledge of city planning and development is extremely limited, but I do now 
that the city is always working with finite resources, so I’d like to suggest taking a page out of 
the book of another sector I am much more familiar with where this is also the case. In the 
nonprofit sector, we also contend with permanently finite resources, and constant competition 
for a small pot of those resources. 
 



Aside from the traditional grant making processes that I know the city also takes part in, one 
other idea occurs to me. As a nonprofit founder, my co-founders and I participated in many 
competitions that asked social entrepreneurs to come forward and present their most 
innovative solutions (Echoing Green, Uncharted, etc.) to the problems they had identified in 
their communities. The prizes for these competitions consisted of those finite resources—both 
monetary and otherwise (a large grant as well as a one or two year fellowship that came with 
professional development to further develop your idea or company, and connections to future 
investors and a helpful network of support etc.). These competitions exist for tech startups as 
well (TechStars, YCombinator, etc.) where resources are not as finite as companies will 
eventually turn their own profits, but competition is fierce for similar products. I would 
encourage the city to consider a process like this for different desirable and highly valuable 
parcels of land throughout the city—have developers submit their most innovative proposals for 
creating affordable housing units on these parcels and the award to the winning developer, 
aside from allowing them to purchase the property, can be in some part monetary- a subsidy, 
but also non-monetary- multi-year support from the city through a community input process 
and re-zoning process on the new project for example. I am confident that in this type of 
process, innovative developers like Len and his team at Rubix who want to create high quality, 
affordable homes would step forward to take part in the process. This is just one idea. Like I 
shared, I could certainly learn more about city planning and development. I know that your hard 
work and innovative thinking will ensure that future home developments in Park Hill will be 
more conscious of affordability and slow down the gentrification and gentefication of our 
community.  
 
Thank you for your time and consideration of my letter. 
 
Gratefully yours, 
Milagros Barsallo 
 
 
 



From: Tippetts, Heidi L. - CPD Ops Coord
To: Levingston, Courtney L. - CPD CE0429 City Planner Senior
Subject: FW: [EXTERNAL] Rezoning
Date: Friday, December 28, 2018 2:00:34 PM

This came in after the Planning Board deadline…
 

From: suntea1nightengale <suntea1nightengale@aol.com> 
Sent: Wednesday, December 19, 2018 7:54 AM
To: Tippetts, Heidi L. - CPD Ops Coord <Heidi.Tippetts@denvergov.org>
Subject: [EXTERNAL] Rezoning
 
 
Hello, 
I am writing to convey my displeasure of the rezoning of park hill Presbyterian church. 3411
Albion street. I am hoping that it can continue to stay as it is for the fact that a neighborhood
should keep some of its history and that the church serves a vital role in helping the
community. This church has given out food and clothing to the needy and provided
programs for the children of the neighborhood. In our rush to gentrify neighborhoods we
need to slow down and consider mixing the old with the new. There already is the housing
across the street and I don't feel that we need anymore housing projects there. I hope that
the church will be allowed to stay and enhance the neighborhood and be given a chance to
thrive in the community and let the housing project be erected elsewhere. 
Thank you for your consideration in this manner
 
 
Sent from my T-Mobile 4G LTE Device

mailto:Heidi.Tippetts@denvergov.org
mailto:Courtney.Levingston@denvergov.org






































































































3411 Albion Street proposed rezoning    1 | P a g e  

3411 Albion Street 
February 2019 
 

I was asked by Community Planning and Development to mediate a rezoning agreement between the 
Presbyterian Church and Northeast Park Hill Coalition.  The rezoning request is being submitted by the 
Presbyterian Church for their property at 3411 Albion Street.  The Northeast Park Hill Coalition is the 
registered neighborhood organization for this area. The Northeast Denver Islamic Center was also very 
involved in the discussions. 
 
When I became involved, the potential property owner and developer for 3411 Albion Street, Len 
Goldberg, had opted to pay the affordable housing linkage fee of approximately $65,000 and to build 
twenty‐two market rate units on the property.   
 
I met with Leslie Williams, president of Northeast Park Hill Coalition (NEPHC) and Imam Ali, the Imam for 
Northeast Denver Islamic Center.  The NEPHC had held a neighborhood meeting earlier and based upon 
their commitment to maintaining the culture, affordability, context, and diversity of the neighborhood; 
NEPHC was asking that ten of the units be dedicated affordable housing units. 
 
I then met with  
 Robert Davis, pastor of the Seventh‐day Adventist church directly across from the property, 
 Matthew Kingsbury, pastor of the Presbyterian Church selling the property, 
 Blair Taylor, Greater Park Hill Community, 
 Jane Harrington, Colorado Community Land Trust,  
 Leslie Williams, President of Northeast Park Hill Coalition, 
 Courtney Levingston, Community Planning and Development, 
 Roger Cobb, Office of Economic Development and member of NEPHC, 
 Carroll Watkins Ali, Northeast Denver Islamic Center 
 Imam Ali, Northeast Denver Islamic Center, and  
 Kevin Marchman, HUD Housing 

 
In this meeting we discussed the potential zoning change, possible number of market rate housing, 
desired affordable housing units, the importance of maintaining the neighborhood character, and real 
affordability. 
 
The outcome was that Mr Goldberg agreed not to pay the optional linkage fee and to build one deed 
restricted, affordable housing unit.  The sale price for this unit being approximately $235,000, rather 
than market rate.  More discussion took place and we ultimately ended up with Mr Goldberg agreeing to 
deed restrict three units for affordable housing. 
 
In a follow‐up meeting we learned that Public Works requirements will probably lessen the number of 
total units from the expected twenty‐two to twenty.  Mr Goldberg assured the group he was still 
committed to providing three, deed restricted affordable housing units. 
 
NEPHC held a neighborhood meeting on Thursday, February 14, and determined they were willing to 
reduce their affordable housing request from ten down to five.  If five units would be set aside as deed 
restricted affordable housing units, they would not oppose and may well support the rezoning. During 
this time NEPHC was also moving forward with gathering signatures for a protest petition. 
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On Friday, February 15, Mr Goldberg said he was unable dedicate five units.  He reminded everyone that 
his commitment to three units was already committing to approximately 15% affordable housing units 
and the numbers just would not support further increases in affordable housing. 
 
Several discussions took place over the weekend, with the result being that Mr Goldberg committed to 
providing four affordable housing units (25%), if the Northeast Park Hill Coalition (the representing 
RNO), Northeast Denver Islamic Center (directly across the street from the property), and the Seventh‐
day Adventist Church (also across the street from the property) would provide a letter of support for the 
proposed rezoning.  Iman Ali said he was committed to making this deal work. 
 
I am submitting this summary by CPD’s deadline, Tuesday, February 19, 2019.  There are ongoing 
discussions and a neighborhood meeting that will take place yet this week to determine if we have an 
agreement or not. I will submit an addendum on Friday, February 22nd with the final outcome.   
 
Subsequent to an agreement, the covenants and deed restrictions will be signed by all parties. 
 
Thank you,  

 
Steve Charbonneau 



 
 
 
TO:   Denver City Council   
FROM:  Courtney Levingston, AICP, Senior City Planner 
DATE:   February 20, 2019 
SUBJECT:  Petition of Protest - Council Bill #18-1541, Series 2019 
 
OVERVIEW OF STAFF REVIEW PROCESS TO IMPLEMENT REVIEW CONSISTENT WITH 
DIVISION 12.4.10.11 OF THE CODE. 
 

Step 1: Created 200 foot buffer map - Created by Community Planning and Development 
(CPD) and attached. 
• The Denver Zoning Code (Section 12.4.10.5.A.1) allows a protest petition of 

owners of 20% or more of either [1] the total gross land area inside the 
boundary of the area proposed for rezoning, or [2] the 200-foot buffer outside 
the boundary of the area proposed for rezoning.  CPD created a map of the 
200-foot buffer outside the boundary of the area proposed for rezoning. 

 
Step 2: Confirmed that all addresses signed are in the buffer. 

 
Step 3:  Determined if signatures are valid and accurately represent ownership. 

• Instructions provided state that, “for properties owned by other than the 
individuals (e.g. corporation, trust, partnership) recorded on the Assessor 
records, the petitioner must ensure that the person(s) signing the Petition is 
duly authorized to represent the property, This evidence includes Deeds of 
Trust, Powers of Attorney or other legal documentation declaring the signatory 
is the appropriate representative for a property.” Three (3) of the 8 signatures 
provided on the protest petition form were rejected as signature authority 
documentation was not provided. 

• Instructions provided state that “individuals must sign and print their names in 
the exact same manner as they hold title to the property” Three (3) of the 8 
signatures provided on the protest petition form did not match the names on 
the title/ownership records.    
 

Step 4: Calculated valid signatures to assess percentage. 
• Results are on the attached map 

 
CALCULATION RESULTS 

LAND AREA OF VALID SIGNATURES 
 7.4 %   
22,591SF 

within 200 feet of the subject area 

RESULTS OF CALCULATION (CHECK AND HIGHLIGHT APPLICABLE BOX) 
 In view of the twenty (20) or more percent protest, it will be necessary for City 

Council to cast ten (10) affirmative votes for passage. 

√ In view of the less than twenty (20) percent protest, this petition does not 
constitute a legal protest. 
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Signitures of the owners of 20 percent or more
of the total land area from the perimeter of the
area proposed for change to a distance
of 200 feet outside is required.
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