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Staff Report and Recommendation 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval of map 
amendment application #2021I-00111. 
 

Request for Rezoning 
Address:    3435 N. Albion Street  
Neighborhood/Council District: Northeast Park Hill Neighborhood / Council District 8 
RNOs: UCAN, The Points Historical Redevelopment Corp., Greater Park 

Hill Community Inc., Clayton United, Opportunity Corridor 
Coalition of United Residents, Northeast Park Hill Coalition, 
Reclaim the East Side, United Neighbors of Northeast Denver, 
District 9 Neighborhood Coalition, Denver for All, East Denver 
Residents Council, District 8 Neighborhood Coalition, Inter-
Neighborhood Cooperation (INC) 

Area of Property:   14,062 square feet or 0.32 acres 
Current Zoning:    PUD 539 
Proposed Zoning:   E-MX-2x 
Property Owner(s): 3435 Albion, LLC. 
Owner Representative:   Mark Kung (KUNG Architecture) 
 

Summary of Rezoning Request 
• The subject site is zoned PUD 539 which is a custom zone district based on Former Chapter 59 

and adopted in 2002. PUD 539 allowed for the expansion of an existing restaurant use and the 
addition of a sunroom to the existing single-unit Victorian structure (the restaurant is no longer 
operational). A maximum building height of two stories (38 feet applies) to the site and 
minimum setbacks and encroachments conform to the B-1 zone district (Former Chapter 59). 

• Under a separate Landmark Designation application, the existing 132-year-old Victorian single-
unit structure on the property is in the process of being designated as a contributing historic 
structure. Built in 1889, the Robinson House is one of the oldest homes in the area and was 
added to the National Register of Historic Places in 2003. The property owner is requesting the 
rezoning to provide additional residential units for the neighborhood, while preserving this 
important piece of Northeast Park Hill. 

• The E-MX-2x (Urban Edge Neighborhood, Mixed Use, 2 story maximum height) zone district is 
intended to provide safe, active, and pedestrian-scaled, diverse areas in established residential 
neighborhoods. The “x” indicates that allowed uses and building forms are more limited than in 
the E-MX-2 zone district. Further details of the zone districts can be found in Article 4 of the 
Denver Zoning Code (DZC).  

http://www.denvergov.org/CPD
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Existing Context  
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The site is located in the Northeast Park Hill neighborhood at the southwest corner of North Albion 
Street and East 35th Avenue which is one half block east of Colorado Boulevard and directly south of the 
former Park Hill Golf Course. The area is generally characterized as a mix of residential uses, with a 
concentration of commercial and retail uses along Colorado Boulevard. The Clayton Early Learning 
Campus is located to the southwest of the site, across Colorado Boulevard. The City of Axum Park is 
located four blocks east, and City Park Municipal Golf Course is located one mile south. Transit access 
includes the Regional Transportation District (RTD) 34 bus route along Bruce Randolph Avenue and the 
RTD 40 bus route along Colorado Boulevard. Colorado Boulevard is identified as an enhanced transit 
corridor and a high frequency transit corridor (15-minute routes). Additionally, the 40th and Colorado 
Commuter Rail Station is located approximately one mile to the north.  
 
The following table summarizes the existing building form context proximate to the subject site: 
 

 
 

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

Pattern 

Site PUD 539 Mixed-Use 
2-story Victorian-style residential 
structure converted to a commercial 
use with medium to large setbacks  

Generally regular grid of 
streets interrupted to the 
north by the Park Hill 
Golf Course  
 
 

North OS-B Open Space - 
Recreation 

Open Space with public parking 
available and structures that serve the 
recreational golf course use  
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Existing 
Zoning Existing Land Use Existing Building Form/Scale Existing Block, Lot, Street 

Pattern 

South E-MX-2X Multi-Unit 
Residential 

Two-story residential (townhouse) 
duplex with a shallow setback from 
Albion Street and Bruce Randolph 
Avenue   

Block sizes and shapes 
are generally consistent 
and rectangular.  Rear-
loaded garages with 
alleys.  

West E-CC-3x, 
PUD 22 Commercial/Retail 

Multiple 1-story auto-oriented and 
drive-through commercial buildings 
with large setbacks  

East E-MX-2x Multi-Unit 
Residential 

Two-story residential (townhouse) with 
minimal setback from 35th Avenue 

 
1. Historic District or Structures  

 
Under a separate Landmark Designation application, the applicant is proposing to locally designate the 
existing 132-year old Victorian structure on the subject site as a Landmark Structure. This will ensure the 
historical, architectural, geographical, and cultural importance of this structure will be protected 
through City review of building modifications. 
 

2. Existing Zoning  
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The subject site is currently zoned PUD 539 which was established in 2002 and is a custom zone district 
from Former Chapter 59 zoning that allows for the expansion of the existing restaurant use and adds a 
sunroom to the single-unit Victorian structure. A maximum building height of two stories or 38 feet 
applies to the subject site and the Maximum Gross Floor Area for the proposed uses can’t exceed 3,772 
square feet. Minimum setbacks and permitted encroachments must conform to Section 59-249(b) of the 
B-1 zone district (Former Chapter 59). Additional information on PUD 539 can be found attached to this 
staff report.  

 
3. Existing Land Use Map  

 

 
 
The existing land use on the subject site is mixed-use. Surrounding land use includes multi-unit 
residential, commercial/retail and park/open space.   
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4. Existing Building Form and Scale 
 
All images are from Google Street View. 
 

 
Subject site facing west from North Albion Street. 
 

 
Park Hill Golf Course north of the subject site, facing north from 35th Avenue. 
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 Multi-unit (2-story) residential east of the subject site, facing south from 35th Avenue. 
 

 
Multi-unit (2-story) residential south of the subject site, facing north from Bruce Randolph Avenue. 
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Commercial (Gas Station) west of the subject site, facing east from Colorado Boulevard 
 
Proposed Zoning 
The requested E-MX-2x zone district is found in the Urban Edge neighborhood context. The intent of the 
district is 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.” (DZC, 
Section 4.2.4). It is a multi-unit zone district that allows for a mix of uses in a variety of building forms 
including Townhouse, General and Shopfront primary building forms. The “x” indicates that allowed 
uses and building forms (including Drive Thru Services and Drive Through Restaurants) are more limited 
than in the E-MX-2 zone district. The maximum building height for all primary building forms is two 
stories or 30 feet maximum. Minimum vehicle parking requirements in the E-MX-2x zone district are 
generally the same or lower than the minimum vehicle parking requirements in the existing PUD 539. 
For additional details of the requested zone district, see Article 4 of the Denver Zoning Code.  
 
The primary building forms allowed in the existing zone district and the proposed zone district are 
summarized here:  

Design Standards Existing PUD 539  Proposed E-MX-2X 
Primary Building Forms Allowed Single-Unit Townhouse, General and 

Shopfront 
Height in Stories / Feet (max) 2 stories / 38 feet 2 stories / 30 feet 
Primary Street Build-To Range (min) N/A 70-75%* 
Minimum Zone Lot Size/Width N/A N/A 
Primary Street Setbacks (min) 16 feet 0 feet – 10 feet* 
Building Coverages (max) 20% N/A 
Primary Street Transparency N/A 40-60%** 

*Standards vary by building form 
**Standards vary by building form and use 
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Summary of City Agency Referral Comments 
As part of the DZC review process, the rezoning application is referred to potentially affected city agencies 
and departments for comment.  A summary of agency referral responses follows: 
 
Assessor: Approved – No Comments 
 
Asset Management: Approved – No Comments 
 
Denver Public Schools: Approved – No Response 
 
Department of Public Health and Environment: Approved – No Comments 
 
Denver Parks and Recreation: Approved – No Comments 
 
Public Works – R.O.W.- City Surveyor: Approved – No Comments 
 
Development Services – Project Coordination: Approved – See Comments Below 

1. Approve Rezoning Only - Will require additional information at Site Plan Review 
2. The application lists the intent for a zone lot split. A zone lot amendment pre-application meeting 

would be needed through the Zoning Administration Team prior to site plan submittal. As the 
existing building is indicated to remain, the location of a future zone lot boundary will be subject, 
but not limited to Fire and Building Code separation requirements.  

3. The proposed building forms allowed in the E-MX-2X zone district are Townhome, General, and 
Shopfront. The existing structure does not meet the building form criteria for those forms, so 
would be designated either compliant or non-conforming. Both designations impact the ability 
for future additions, renovations, repairs, and replacements. The existing structure is more in line 
with Urban or Suburban House forms that are permitted in different zone districts.  

4. The application indicates intent for a future Townhome project on the north end of the parcel. 
Per Section 13.1.5.3.C. the Primary Street would need to be 35th Avenue for the Townhomes due 
to the OS-B condition to the north and the Residential Collector status in Blueprint Denver. Albion 
would need to be a side street, and rear zone lot lines on the south and west.  

5. The townhome project would be subject to a two-phase concept plan and Site Development Plan 
review process. It is highly recommended to submit a concept plan concurrent with the formal 
rezoning process so dimensional compliance can be vetted for your goals before obtaining a new 
zoning designation. The depth of the zone lot from 35th Avenue to the south rear zone lot line 
may limit the ability to site townhomes with parking and drive aisle access from the alley.  

6. The 5-Townhome project would need to fully comply with the Townhouse building form 
standards for the E-MX-2X zone district and parking requirements. Units would need to face 35th 
Avenue if located within 20' of the zone lot lines.  

7. Plans and permits for the remaining single-family home would be processed through the 
residential review team after the zone lot amendment is completed. 

 
Development Services - Fire Protection: Approved – No Response 
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Development Services – Transportation: Approved – See Comments Below 

1. DES Transportation approves the subject zoning change.  The applicant should note that 
redevelopment of this site may require additional engineering, ROW dedication to the City, 
access changes, traffic studies and/or right of way improvements.  The extent of the required 
design and improvements will be determined once this property begins the redevelopment 
process.   

 
Development Services- Wastewater: Approved – No Response 
 
Public Review Process 

 Date 

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

registered neighborhood organizations, and property 
owners: 

9/28/2021 

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

hearing sent to all affected members of City Council, 
registered neighborhood organizations, and property 

owners: 

11/16/2021 

Unanimous recommendation of approval from  
Denver Planning Board: 

12/1/2021 

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

neighborhood organizations, at least ten working days 
before the meeting: 

1/21/2022 

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

2/1/2022 

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

neighborhood organizations: 

3/14/2022 

City Council Public Hearing: 4/4/2022 
 

• Registered Neighborhood Organizations (RNOs): At the time of this staff report, staff has 
received one letter of support from the Northeast Park Hill Coalition. A copy of this letter is 
attached to this staff report. 

• Other Public Comment: At the time of this staff report, staff has received no public comment.  
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Criteria for Review / Staff Evaluation 
The criteria for review of this rezoning application are found in DZC, Sections 12.4.10.7 and 12.4.10.8, as 
follows: 

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

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

Statements 
 

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

• Denver Comprehensive Plan 2040 (2019) 
• Blueprint Denver (2019) 
• Park Hill Neighborhood Plan (2000) 
 

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

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

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

 
The requested E-MX-2x zone district will allow a mix of multi-unit housing options, including the 
Townhouse, General and Shopfront primary building forms. The subject site is located blocks away from 
high-capacity transit along Colorado Boulevard and within 1 mile of the 40th and Colorado Commuter 
Rail station served by the Regional Transportation District. The request is therefore consistent with the 
above strategies in the Equitable, Affordable and Inclusive vision element. 
 
The following strategies apply from the Strong and Authentic Neighborhoods vision element: 

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

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

 
In addition to offering addional housing types for a diverse and growing population, the proposed zone 
district also introduces mixed-uses which provide additional goods and services to the community. 
Furthermore, the zone district will also apply current, form-based zoning code standards, ensuring 
quality development appropriate for the neighborhood. The proposed zone district is of similar intensity 
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to the existing zone districts adjacent to the subject site and offers increased access to amenities. The 
request is therefore consistent with the strategies in the Strong and Authentic Neighborhoods vision 
element.  
 
Similarly, the application is also consistent with the following strategies in the Environmentally Resilient 
vision element: 

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

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

This site is an infill location where infrastructure is already in place allowing residents to live, work and 
play in the area. Similarly, the proposal focuses any future growth that results from this rezoning close 
to high-capacity transit (Colorado Boulevard and the 40th and Colorado Commuter Rail station).  
Compact infill development near transportation options and existing infrastructure assists in improving 
public health indicators while reducing water usage. Rezoning to facilitate redevelopment of this site 
advances the Environmentally Resilient strategies of Comprehensive Plan 2040. 
 
Blueprint Denver  
 
Blueprint Denver was adopted in 2019 as a supplement to Comprehensive Plan 2040 and establishes an 
integrated framework for the city’s land use and transportation decisions. Blueprint Denver identifies 
the subject property as part of a Low-Medium Residential area within the Urban Edge neighborhood 
context and provides guidance from the future growth strategy for the city.  
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Blueprint Denver Future Neighborhood Context  
 

 
 
The subject site is shown on the context map as an Urban Edge neighborhood context, the description of 
which is used to guide appropriate zone districts (p. 66). Blueprint Denver describes the Urban Edge 
neighborhood context as follows: “Residential areas generally are single-unit and two-unit uses, with 
some low-scale multi-unit embedded throughout. Commercial nodes are generally found along key 
corridors or at intersections. Block patterns are generally a mix of suburban and urban elements—
streets may be rectangular or curved and alleys are sometimes present. Multi-unit buildings and 
commercial nodes are generally low-scale” (p. 206). 
 
The proposed E-MX-2x zone district is a mixed-use zone district in the Urban Edge Context and 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” (DZC, 
Section 4.2.4). The proposed rezoning to E-MX-2x is appropriate and consistent with the Urban Edge 
neighborhood context plan direction as it will allow for the development of an appropriately scaled 
mixed use node embedded in a 1-unit and 2-unit residential area, and will ensure quality development 
appropriate for the Northeast Park Hill neighborhood.    
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Blueprint Denver Future Places  
 

 
 
Within the Urban Edge Neighborhood Context, the subject property is categorized as a Low-Medium 
Residential future place with a land use and built form defined by Blueprint Denver as a  “mix of low- to 
mid-scale multi-unit residential options interspersed between single- and two-unit residential [with] 
limited mixed-use along arterial and collector streets and at some intersections” (p. 216). Blueprint 
Denver also notes that buildings are generally three stories or less in height within this future place.  
 
The proposed rezoning to E-MX-2x is appropriate and consistent with Low-Medium Residential 
designation as it allows for both residential uses and limited, low-scale mixed use along 35th Avenue 
which is classified as a Residential Collector. Additionally, the maximum height guidance of two stories 
in the E-MX-2x aligns with this plan direction. Any new development that may result from this rezoning 
will comply with building form standards, design standards, and uses that work together to ensure new 
development contributes positively to established residential character in Northeast Park Hill, and 
improves the transition between commercial development along Colorado Boulevard and adjacent 
residential uses to the east. Therefore, the request to rezone to E-MX-2x is consistent with the overall 
intent of the Future Places map, and the E-MX-2x zone district appropriately balances plan direction and 
the existing condition. 
 
 
 
 



Rezoning Application #2021I-00111 
3435 N. Albion Street 
March 31st, 2022 
Page 15 
 
Blueprint Denver Street Types 
 
Blueprint Denver street types work with future place designations to evaluate the appropriateness of the 
intensity of the adjacent development (p. 67). Blueprint Denver classifies 35th Avenue as a Residential 
Collector and North Albion Street as an undesignated local street. Residential Collector streets “collect 
movement from local streets and convey it to arterial streets” whereas Local streets “are designed for 
the highest degree of property access and the lowest amount of through movement” (p. 154). Both 
street types typically contain primarily residential uses, but may also include schools, civic uses, parks, 
small retail nodes and other similar uses. 
 
The proposed E-MX-2x zone district is consistent with this plan direction for this location as the zone 
district specifically applies to small sites served primarily by local streets embedded within an existing 
neighborhood (DZC 4.2.4.2). Additionally, this type of mixed-use district is appropriate along corridors, 
such as 35th Avenue (DZC 4.2.4.1). 
 
Growth Strategy 
 

 
 
Blueprint Denver’s growth strategy map is a version of the future places map, showing the aspiration for 
distributing future growth in Denver (p. 51). The subject property is located within “All Other Areas of 
the City”, which are anticipated to see around 20% of new housing growth and 10% of new employment 
growth by 2040 (p. 51). The proposed map amendment to E-MX-2x will enable compatible mixed-use 
growth for this location. 
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Strategies 
 
Blueprint Denver provides recommendations related to properties that retained zoning from the Former 
Chapter 59 zoning code. Land Use & Built Form: General Policy 3, Strategy B, says, “Rezone properties 
from the Former Chapter 59 zoning code so that the entire city is covered by the DZC, including continuing 
to incentivize owners to come out of the old code” (p. 73). That same policy also speaks to custom zoning 
such as PUDs; Strategy B says, “Limit the use of site-specific, customized zoning tools—such as Planned 
Unit Developments (PUDs) and waivers/conditions—to unique and extraordinary circumstances. The 
zoning code offers a wide variety of zone districts that cover the diverse contexts and places of Denver. 
Custom zoning tools are most effective when a standard zone district does not exist to implement the 
adopted plans for an area” (p. 73). Therefore, the proposed rezoning to come from custom zoning under 
Former Chapter 59 to a standard zone district such as E-MX-2x under the DZC is consistent with Blueprint 
Denver.  
 
This rezoning request also furthers many of the general goals in Blueprint Denver via the following 
policies: 

• Encouraging higher-density development in transit-rich areas (General Land Use & Built Form 
Policy 01)  

• Diversifying housing options by exploring opportunities to integrate missing middle housing into 
low residential areas (Housing Land Use & Built Form Policy 02) 

• Incentivizing the preservation of structures that contribute to the established character of an 
area (Design Quality and Preservation Policy 06)  

 
Small Area Plan:  Park Hill Neighborhood Plan 
 
The Park Hill Neighborhood Plan was adopted by Denver City Council in 2000 and applies to the subject 
site. The format of the Park Hill Neighborhood Plan includes general land use goals and 
recommendations that apply throughout the planning area. Applicable goals and recommendations of 
the Plan include: 

• Maintain 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;  

• Maintain and enhance the small-scale neighborhood character of the business areas and foster 
the development of “main street” type imagery;  

• Minimize the visual impacts and create an improved buffer area between the industrial, 
commercial, and residential areas; 

• Preserve the land areas of historical significance through historic districts or historic landmark 
designation;  

• Maintain and enhance viability of residential and commercial land uses on Colorado Boulevard;  
• 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 
 
The E-MX-2x district allows for the townhouse, shopfront and general building forms all with a 
maximum height of 2 stories or 30’ feet. Although the proposed E-MX-2x zone district will allow more 
than just low-scale residential uses, it is the lowest intensity mixed use district in the Urban Edge 
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context, which helps “maintain and enhance the small-scale neighborhood character” as cited in the 
Park Hill Neighborhood Plan.  The scale of any future development will provide an important transition 
between the prevailing neighborhood pattern of single- and two-unit to the east, and the higher-density 
activity along Colorado Boulevard to the west. The proposed E-MX-2x zone district is an appropriate 
zone district at this corner and will encourage any development that results from this rezoning to be 
consistent with the adjacent established residential uses.  
 

2. Uniformity of District Regulations and Restrictions 
 
The proposed rezoning to E-MX-2x will result in the uniform application of zone district building form, 
use, and design regulations on this site as they are applied to any other sites zoned E-MX-2x. 
 

3. Public Health, Safety and General Welfare 
 
The proposed official map amendment furthers the public health, safety, and general welfare of the City 
primarily through the implementation of the City’s adopted plans and by allowing for redevelopment in 
a manner that will provide for the construction of additional neighborhood-serving residential and 
amenities, thereby providing residents more opportunities to live, work, and play within their 
neighborhood. The proposed rezoning would also facilitate housing density near a mix of uses and 
transit amenities, which have been linked to increased physical activity,1 decreased obesity,2 and 
decreased driving.3   
 

4. Justifying Circumstance 
 
The application identifies changed or changing conditions as the justifying circumstance under DZC 
Section 12.4.10.8.A.4., “Since the date of the approval of the existing Zone District, there has been a 
change to such a degree that the proposed rezoning is in the public interest. Such change may include: c. 
That the City adopted the Denver Zoning Code and the property retained Former Chapter 59 zoning.” 
The zoning on the subject site is a Former Chapter 59 PUD. Rezoning from Former Chapter 59 zoning 
into the Denver Zoning Code is an appropriate justifying circumstance. Additionally, rezoning out of the 
existing PUD 539 will provide more flexibility to modify the site to accommodate changing conditions in 
the neighborhood as evidenced by recent redevelopment east and south of the subject site.  
 

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

 
The requested E-MX-2x zone district is within the Urban Edge Neighborhood Context.  The 
neighborhood context generally consists of single-unit and two-unit residential uses, with small-scale 

 
1 Ewing, R., and R. Cervero. 2010. "Travel and the Built Environment: A Meta-Analysis." Journal of the American 
Planning Association 76 (3): 265-94 
2 Ewing, R., T. Schmid, R. Killingsworth, A. Zlot, and S. Raudenbush. 2003. "Relationship between Urban Sprawl and 
Physical Activity, Obesity, and Morbidity." American Journal of Health Promotion 18: 47-57. 
3 Frumkin, Frank, and Jackson 2004; Fran et al. 2006; Ewing et al. 2008; Stone 2008. 
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multi-unit residential uses and commercial areas embedded in residential areas. The proposed rezoning 
to E-MX-2x is consistent with the neighborhood context description. Multi-unit residential and 
commercial uses are located along local streets, arterials, and main streets. (DZC 4.1.1).  The proposed 
rezoning to E-MX-2x is consistent with the Urban Edge neighborhood context description because of its 
low-scale nature and the site is served by a local street (Albion Street).   
 
The proposed rezoning is also consistent with the general purpose of mixed-use districts 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. The Mixed-Use districts are 
appropriate along corridors, embedded in neighborhoods and on large sites (DZC 4.2.4.1). The rezoning 
is consistent with the general purpose of the urban edge mixed use districts as this is an existing 
neighborhood site and will promote a pedestrian scaled area along 35th Avenue. 
 
According to the zone district intent stated in the Denver Zoning Code, the E-MX-2x district “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” 
(DZC Section 4.2.4.2). The proposed rezoning at 3435 N. Albion is located on the corner of a local street 
and residential collector, is limited to one parcel with low-scale building forms and low intensity uses, 
and is within an existing neighborhood. The request is therefore consistent with the stated intent of the 
E-MX-2x zone district.  
 
Attachments 

1. Existing PUD 
2. Application 
3. RNO/Public Comment 
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COMMUNITY PLANNING & DEVELOPMENT

Return completed form and attachments to rezoning@denvergov.org 

201 W. Colfax Ave., Dept. 205

Denver, CO 80202

720-865-2974 • rezoning@denvergov.org

REZONING GUIDE

Last updated: February 16, 2021

 
 

 
 

 

  

  

Zone Map Amendment (Rezoning) - Application 

PROPERTY OWNER INFORMATION* 

□ CHECK IF POINT OF CONTACT FOR APPLICATION 

□ CHECK IF POINT OF CONTACT FOR FEE PAYMENT*** 

PROPERTY OWNER(S) REPRESENTATIVE** 

□ CHECK IF POINT OF CONTACT FOR APPLICATION 

□ CHECK IF POINT OF CONTACT FOR FEE PAYMENT*** 

Property Owner Name Representative Name 

Address Address 

City, State, Zip City, State, Zip 

Telephone Telephone 

Email Email 

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

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

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

SUBJECT PROPERTY INFORMATION 

Location (address): 

Assessor’s Parcel Numbers: 

Area in Acres or Square Feet: 

Current Zone District(s): 

PROPOSAL 

Proposed Zone District: 

PRE-APPLICATION INFORMATION 

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

□ Yes - State the contact name & meeting date 
□ No - Describe why not (in outreach attachment, see bottom of p. 3)

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

□ Yes - if yes, state date and method 
□ No - if no, describe why not  (in outreach attachment, see bottom of p. 3) 

3435 Albion LLC

3209 W. Fairview Pl

Denver, CO 8021

303-807-0750

sdavis7625@gmail.com

Mark Kung

2031 Grove Street

Denver, CO 80211
720-560-1662

mkung@kungarch.com

3435 Albion Street, Denver, CO 80207

01302-07-018-000

14,180 sqft (0.326 acre)

PUD 539

E-MX-2x

Submitted. Waiting for date. Tiffany Holcomb.

08/20/21 in person
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REZONING REVIEW CRITERIA (ACKNOWLEDGE EACH SECTION) 

General Review Criteria 
DZC Sec. 12.4.10.7.A 

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

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

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

1. Denver Comprehensive Plan 2040 

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

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

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

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

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

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

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

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

Review Criteria for Non-
Legislative Rezonings:  

DZC Sec. 12.4.10.8 

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

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

Justifying Circumstances - One of the following circumstances exists:

□□□
The existing zoning of the land was the result of an error; 
The existing zoning of the land was based on a mistake of fact; 
The existing zoning of the land failed to take into account the constraints of development created by the 
natural characteristics  of the land, including, but not limited to , steep slopes, foodplain, 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 specifc criteria 
stated in, Article 9, Division 9.4 (overlay Zone Districts) of this Code. 

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

□ The proposed ofcial map amendment is consistent with the description of the applicable neighbor-
hood context, and with the stated purpose and intent of the proposed Zone District. 

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

Northeast Park Hill

2021I-00111 September 20, 2021 fees waived per DZC 12.3.3.4
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REQUIRED ATTACHMENTS 

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

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

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

□ Review Criteria Narratives. See page 2 for details. 

ADDITIONAL ATTACHMENTS (IF APPLICABLE) 

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

□ Written narrative explaining reason for the request (optional) 

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

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

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

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

□ Other Attachments. Please describe below.  

Powerpoint presentation for the neighborhood group; Greater Parkhill Neighborhood Association and 
NorthEast Parkhill Coalition. 
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LEGAL DESCRIPTION 
3435 N. Albion Street 

 
 
 

 
LOTS 26 TO 30,  
BLOCK 39,  
J. COOK JRS NORTH DIVISION OF CAPITOL HILL,  
CITY AND COUNTY OF DENVER,  
STATE OF COLORADO. 
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Request for Zone Map Amendment 
 
Address:    3435 N. Albion Street 
Neighborhood:  Northeast Park Hill 
Council District:  District 8, Christopher Hendon 
Area of Property:  14,180 SF (0.325 acres) 
Current Zoning:  PUD 539 
Proposed Zoning:  E-MX-2x 
 
Summary of rezoning request: 

 The proposed zone map amendment is in the Northeast Park Hill 
neighborhood in the southwest corner of Council District 8. It is on the 
southwest corner of Colorado Boulevard (mixed-use arterial) and E 35th 
Avenue (residential collector). The property overlooks at the southwest 
corner of the Park Hill Golf Course. 

 The subject property, which is owned by 3435 Albion LLC, contains a two-
story residence built in 1889. Operated as a restaurant in the past, and the 
current PUD 539 written exclusive as restaurant use, the Robinson House 
is in the process of being redesigned as a private residence following the 
historic landmark requirements, as it is the oldest home in the 
neighborhood. The non-original north portion of the Robinson House will 
be removed, and the rest of the house will be restored. 

 The owner is requesting a zone lot split that will allow for the existing 
historic home to remain while the northern portion of the lot will be 
designated for the new multi-unit development. 

 The proposed rezoning is intended to facilitate change of use on the site. 
The proposed use is a multi-unit dwelling (five units). 

 The E-MX-2x (Edge Mixed Use, 2-story) zone district allows multi-unit 
density development with E 35th Avenue as the primary street. It is similar 
to E-MX-2 but prohibits drive-thru services and restaurants. 

Existing Context: 

This neighborhood is primarily urban edge in character with areas of regular and 
modified street grids, single-unit residential uses, and commercial, public, and 
quasi-public uses along collector streets. There are multi-unit dwellings directly 
east and south of the lot. Park Hill Golf Course is directly to the north, and 
Colorado Blvd. is directly west. City Park is six blocks to the south. The city of 
Axum Park is seven blocks to the east. 
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Existing Zoning: 

The current zoning of the subject property is PUD 539 under the former Chapter 
59. Properties to the west are zoned PUD. Properties to the east and south are 
zoned E-MX-2x. Properties to the north is the Park Hill Golf Course. 

Proposed Zoning: 

The requested E-MX-2x zone district has a maximum height in feet of 30’. The 
primary street build-to with minimum 70% and 10’ to 15’ range. A variety of mixed 
residential and commercial uses are allowed, except for drive-thru services and 
restaurants. 

 

Consistency with Adopted Plans: 

The proposed rezoning to E-MX-2x is consistent with the cities vision for the 
neighborhood and supported by all City and County of Denver adopted plans. 
The following plans apply to the subject property. 

 Denver Comprehensive Plan 2040  
 Blueprint Denver (2019)  
 Park Hill Neighborhood Plan (2000) 

 
Denver Comprehensive Plan 2040  
The proposed rezoning is consistent with many of the adopted Denver 
Comprehensive Plan 2040 strategies, including:  

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

 Equitable, affordable and inclusive Goal 3, Strategy B - Use land use 
regulations to enable and encourage the private development of affordable, 
missing middle and mixed-income housing, especially where close to 
transit (p. 28). 

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

 Strong and Authentic Neighborhoods Goal 3, Strategy B - Continue the 
city’s commitment to existing historic districts and landmarks and increase 
public awareness of the benefits of historic preservation through education 
and outreach. (p. 34). 
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 Environmentally Resilient Goal 8, Strategy B – Encourage mixed-use 
communities where residents can live, work and play in their own 
neighborhoods (p. 54). Strategy C - Focus growth by transit stations and 
along high- and medium-capacity transit corridors (p.54). 

 

One of the plan’s all-embracing vision elements is to create “Strong & Authentic 
Neighborhoods” that are complete, unique, and reflective of our diverse history. 
Rezoning the Robinson House supports is continued use and rehabilitation and 
ensures the oldest home in the neighborhood remains intact as a representative 
of the authentic history and development of the area. 
 
The proposed E-MX-2x zoning will allow for the development of new “missing 
middle” housing type close to transit. Colorado Blvd is designated as a high-
capacity transit corridor (full BRT to rail) in the Denver Moves Transit Plan. 
 
The requested map amendment will enable mixed-use development at an infill 
location where infrastructure is already in place where current zoning includes a 
condition that permits limited use per the approved site plan. The allowed mix of 
uses includes services, which would be in close proximity to the residential areas 
surrounding the subject property. The requested E-MX-2x zone district broadens 
the variety of uses allowing residents to live, work and play in the area. 
Therefore, the rezoning is consistent with Denver Comprehensive Plan 2040 
recommendations.  
 
 
Blueprint Denver (2019) 
 
Blueprint Denver was adopted in 2019 as a supplement to Comprehensive Plan 
2040 and establishes an integrated framework for the city’s land use and 
transportation decisions. Blueprint Denver identifies the subject property within 
the Urban Edge Neighborhood Context and provides guidance from the future 
growth strategy for the city.  
 
The urban edge context areas are predominately residential and tend to act as a 
transition between urban and suburban areas. Homes in this context are typically 
low-scale single-and two-unit residential with some small-scale multi-unit 
residential. Commercial and mixed-use development in this context tends to be 
found along the main corridors bordering traditional residential areas, with some 
larger center development. 

The urban edge context offers good walkability with short, predictable blocks. 
Many existing commercial developments in urban edge were established with the 
rise of the automobile and, as a result, are designed around single-occupancy 
vehicles. As these areas redevelop, they will be adapted to be more pedestrian-
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friendly, with buildings oriented to the public realm instead of parking lots (p. 
204). 

Future Places Designation – Low-Medium Residential - Mix of low- to mid-
scale multi-unit residential options. Small-scale multi-unit buildings are 
interspersed between single- and two-unit residential. Limited mixed-use along 
arterial and collector streets and at some intersections. Vacant institutional uses 
on corners or select sites may be appropriate locations to introduce additional 
residential intensity. Buildings are generally 3 stories or less in height. When 
occurring, single- and two-unit residential uses are typically in the urban house 
form. (p. 216). 

Future Street Types 

N. Albion Street: Local 

 Local streets can vary in their land uses and are found in all neighborhood 
contexts. They are most often characterized by residential uses. 

E. 35th Avenue: Residential collector.  

 Primarily residential uses, but may also include schools, civic uses, parks, 
small retail nodes and other similar uses. Buildings on residential streets 
usually have a modest setback. The depth of the setback varies by 
neighborhood context. 
 
 

The Rezoning aligns closely with many of the strategies and recommendations in 
2019 Blueprint Denver, including, but not limited to: 

 Land Use & Built Form: General 
o 01. A - Use zoning and land use regulations to encourage higher-

density, mixed-use development in transit-rich areas. 
o 02. E – In historic areas, balance efficiency with preservation through 

strategies that encourage the reuse of structures.  
o 03. A - rezoning properties from the Former Chapter 59 Code so that 

the entire City is covered by the Code, including continuing to 
incentivize owners to come out of the Former Chapter 59 Code. 

o 03. B - Limit the use of site specific, customized zoning tools – such 
as PUDs. 

o 08. E – Consider new regulations to require demolished structures of 
a certain threshold to salvage or reuse building materials. 
 

 Land Use & Built Form: Housing 
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o 02. A - Integrate missing middle housing into low and low-medium 
residential areas, especially those that score low in Housing Diversity. 
This should be implemented through holistic revisions to the zoning 
code at a citywide scale, with a focus on discouraging demolition and 
encouraging affordability.  
 Allow 2-to 4-unit structures where the slightly higher density 

might be appropriate, such as corner lots, near transit, or 
adjacent to centers and corridors 

 Encourage the reuse, rather than demolition, of existing 
structures. 

 

 Land Use & Built Form: Economics  
o 02. A  – Invest in transit priority streets to connect all Denver residents 

to the city's regional, community centers and community corridors. 
And promoting affordable and family-friendly housing, as well as a full 
range of job opportunities. 

 Land Use & Built Form: Design Quality & Preservation  
o 02. A – Continue the city’s commitment to existing historic districts and 

landmarks and use historic designation to preserve the character of 
an individual structure or district or where there is historic, 
architectural, cultural, and/or geographic significance.  

o 02. I - Promote incentives to preserve the reuse of historic buildings 
and the unique historic features of Denver’s neighborhoods.  

o 06. - Incentivize the preservation of structures and features that 
contribute to the established character of an area, even if they are not 
designated as landmarks or historic districts. 

o 06. C – Create new regulations to encourage the reuse of existing 
buildings. This could include requirements to salvage or reuse building 
materials after a structure is demolished or allowing flexibility in uses 
or density when an existing structure is reused and maintained.  

 
 

 

Park Hill Neighborhood Plan (2000) 

 
Park Hill is a traditional city neighborhood with a small-town atmosphere. Here 
people of diverse cultures, ages, races, and economic backgrounds share a 
sense of community. The community is characterized by large residential and 
industrial areas and smaller commercial areas. Major facilities in the 
neighborhood include: the Park Hill Golf Course, several neighborhood shopping 
areas at 35th Avenue and Dahlia Street, 33rd Avenue and Holly Street, 23rd 
Avenue and Dexter Street, 22nd Avenue and Kearney Street, 23rd and Oneida, 
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and a large industrial area that extends north from 38th Avenue to the City line. 
The residential areas of Park Hill of the community are south of 38th Avenue and 
east of Colorado Blvd. Immediately adjacent to Park Hill is City Park, which 
houses the Denver Museum of Nature and Science and the Denver Zoo. Both of 
these institutions impact the quality of life in Park Hill. 
 
The neighborhood possesses many assets, including a large stock of generally 
well-maintained homes, excellent access to major transportation services and 
corridors, downtown Denver and entertainment facilities, and three major 
parkways. 
 
Land Use Goals: 

 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. 

 Oppose industrial expansion outside the areas currently zoned for 
industrial uses north of 38th Avenue, from Colorado Boulevard to Quebec 
Street. Explore opportunities for live/work. 

 Minimize the visual impacts and create an improved buffer area between 
the industrial, commercial and residential areas. 

 Maintain and enhance the small-scale neighborhood character of the 
business areas and foster the development of “Main Street” type imagery. 

 Preserve the existing parks and open space within the neighborhood. 
 Preserve the areas of historical significance through historic districts or 
 historic landmark designation. 
 Maintain and enhance the viability of residential and commercial land uses 

on Colorado Boulevard. 
 Identify and change non-conforming land uses in the neighborhood. 

 
Action Recommendations: 

 Notify and participate in the redevelopment of the Dahlia and Holly 
shopping centers. Work with landowners and the city on any rezoning 
proposals and related site plan issues. 

 Encourage enforcement of city ordinance requirements for absentee 
landlords to have an agent registered with the Assessment Division. As a 
part of that effort, the name and addresses of owners and agents listed by 
the assessor’s records should be corrected. 

 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. 

The proposed rezoning is consistent with Park Hill Neighborhood Plan 
recommendations. 
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Uniformity of District Regulations and Restrictions  

The proposed rezoning to E-MX-2x will result in the uniform application of zone 
district building form, use, and design regulations.  
 
Public Health, Safety and General Welfare  
The proposed official map amendment furthers the public health, safety, and 
general welfare of the City through the implementation of adopted plans and by 
facilitating increased density and a mix of uses, which have been linked to 
physical activity, decreased obesity, and decreased driving. 
 

Justifying Circumstance  
Justifying Circumstance is defined under DZC Section 12.4.10.8.A.4 as, “Since 
the date of the approval of the existing Zone District, there has been a change to 
such a degree that the proposed rezoning is in the public interest. Such change 
may include: (c.) That the City adopted the Denver Zoning Code and the property 
retained Former Chapter 59 zoning.” The adoption of the Denver Zoning Code in 
2010 and the retention of a Former Chapter 59 zone district on the subject 
property, including custom zoning adhering the property to a PUD 539, is an 
appropriate justifying circumstance for the proposed rezoning.  
 
Consistency with Neighborhood Context, Zone District Purpose, and Intent 

The Urban Edge Neighborhood Context is characterized by a mix of elements 
from both the Urban and Suburban Neighborhood Contexts. The Urban Edge 
Neighborhood Context is primarily single-unit and two-unit residential uses. 
Small-scale multi-unit residential uses and commercial areas are typically 
embedded in residential areas. Single-unit residential structures are typically the 
Urban House and Suburban House building forms. Multi-unit building forms are 
typically the Row House, Garden Court, Town House or Apartment building 
forms embedded with other residential uses. Commercial buildings are typically 
the Shopfront and General building forms that typically contain a single type of 
use. Single and two-unit residential uses are primarily located along local and 
residential arterial streets. Multi-unit residential and commercial uses are located 
along local streets, arterials, and main streets. (Denver Zoning Code Section 
4.1.1) 

Community Outreach: 

The property owner has reached out to Councilman Christopher Hendon in 
person on August 20th, 2021. 
The property owner also outreached to the neighborhood group such as Greater 
Parkhill Neighborhood Association and Northeast Parkhill coalition. A PowerPoint 
presentation to the groups is attached.  
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E-MX-2x applies to areas or intersections served primarily by local or collector 
streets where a building scale of 1 to 2 stories is desired.  

E-MX-2x allows for Town House, General, and Shopfront building forms up to 
two stories in height. It does not allow Drive-thru Services or restaurants like E-
MX-2. 
 
The proposed rezoning is consistent with the Urban Edge Neighborhood Context. 
 

 

 

Sincerely, 

Kung Architecture, LLC 

 

Mark Kung 
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Northeast Park Hill Coalition (NEPHC)                  3355 Hudson St. # 7086                 Denver, CO 80207 

 

 

Re: Case# 2021I-00111, LOS for proposed rezoning at 3435 Albion St. 

October 4, 2021 

 

Dear Mr. Morrison, Members of the Planning Board, and City Council,  

NEPHC is in support for the proposed rezoning application at 3435 Albion St. that amends the current 

zoning PUD 539 to E-MX-2X. The property is located within the boundaries of Northeast Park Hill 

Coalition, and Mr. Davis/3435 Albion LLC, the applicant, attended our monthly meeting on June 10, 

2021, to inform our membership about the proposed changes. During the meeting, at least one member 

had expressed interest in affordable housing options.  

NEPHC recognizes that the City and County of Denver is experiencing an unprecedented lack of 

affordable housing options, but we also believe in the preservation of historic landmarks. NEPHC was 

pleased to see that the applicant made an effort to get approved for affordable housing but, “It was 

determined that the size of the project coupled with the preservation of the Robinson House did not 

warrant inclusion in [the affordable housing program].” We also understand that the costs to return the 

property back to its original design could reach exorbitant amounts, and as a result we support the 

proposal to include five market units to help offset the costs. 

Additionally, we find that Mr. Davis’ history of saving other historic properties from potential demolition 

(e.g. Bosler House and Dickson House) shows his commitment to preservation and seeing projects 

through to the end. As a result, we are asking that you approve this application.  

 

Sincerely,  

Northeast Park Hill Coalition Board 

nephcoaltion@gmail.com 
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