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BACKGROUND 
The property owner, CASTLE OF QUALITY LLC, is submitting this proposed rezoning at 420 E. 11th Ave.  

The Croke-Patterson has stood atop its berm at the corner of 11th and Pennsylvania for almost 130 years. 
Over its history, the property uses and licenses have varied greatly. In its first decades it was Home to 
Thomas Croke, Colorado Senator Thomas Patterson followed by Richard Campbell. It was the Joe Mann 
School of Orchestra, KFVR radio station offices, apartments, general offices, and had periods of vacancy. 
In 2012, the property first started operating as a bed and breakfast. The Patterson Inn is limited to a 10 
room B&B, and it currently operates as a 9 room B&B.  
 
Since submittal of our pre-application review request on July 23rd, 2020, we have conducted significant 
community outreach. We have met with several City Council offices, reached out to the adjacent RNOs, 
presented in front of the CHUN Urban Planning Committee meeting, and presented to a small 
neighborhood meeting hosted by Neighbors for a Greater Capitol Hill.  Additionally, we connected with 
Historic Denver. We will continue our community outreach efforts following submittal of this application.  
 
We believe the proposed rezoning site offers the opportunity to ensure a historical landmark and integral 
structure to the neighborhood can remain vibrant by expanding the uses allowed. Landmark Structure 
Guidelines and the façade easement with Historic Denver protect the property from demolition and 
development. Our commitment to thoughtful and appropriate uses for the structure will align with the 
neighborhood’s character and will allow the community to experience the historic building even without 
being a B&B guest.  
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PROPOSED MAP AMENDMENT SUMMARY 
The proposed Map Amendment seeks to rezone 420 E. 11th Avenue from G-MU-5, UO-3 to G-MX-3.  
 
As per Section 12.4.10.7 of the Denver Zoning Code, which authorizes Denver City Council to approve an 
official map amendment if the proposed rezoning meets certain criteria, the Patterson Inn is applying for 
this rezoning based upon consistency with those criteria as listed below: 
 

1. 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 the adoption of the City's plan.” 
 

2. Uniformity of District Regulations and Restrictions 
“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.” 
 

3. Public Health, Safety, and Welfare 
“The proposed official map amendment furthers the public health, safety and general welfare of 
the City.” 

 
Additionally, as per Section 12.4.10.8 of the Denver Zoning Code, the City Council may approve an official 
map amendment if the City Council finds the application meets additional review criteria. Patterson Inn is 
applying for this rezoning based upon consistency with the additional review listed below.  
 

A. Justifying Circumstances  
1. The existing zoning of the land was the result of an error;  
2. The existing zoning of the land was based on a mistake of fact;  
3. The existing zoning of the land failed to take into account the constraints on development 
created by the natural characteristics of the land;  
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:  

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.  

5. It is in the public interest to encourage a departure from the existing zoning through 
application of supplemental zoning regulations 

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

Statements 
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. 
 

For the reasons set forth in Exhibit A, the proposed rezoning is consistent with all the review criteria, 
which the remainder of the application will explain in detail. 
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EXHIBIT A: REVIEW CRITERIA 
12.4.10.7 General Review Criteria Applicable to All Zone Map Amendments 
 

Consistency with Adopted Plans and Proposed Plans 
 
The proposed map amendment is consistent with the City’s adopted and proposed plans, which are listed 
and outlined below: 

1. Denver Comprehensive Plan 2040 
2. Blueprint Denver (2019) 
3. East Central Area Plan (2020) 
4. Cheeseman Park/Capitol Hill Neighborhood Plan (1993) 

 

1. Denver Comprehensive Plan 2040 

The proposed rezoning of the site from G-MU-5, UO-3 to G-MX-3 is consistent with the Denver 

Comprehensive Plan 2040. 

 
The proposed map amendment is consistent with many objectives of Denver Comprehensive Plan 2040 
including:  
 
VISION ELEMENTS: STRONG AND AUTHENTIC NEIGHBORHOODS  

• Diverse, Friendly and Open  
• Affordable Housing and Transportation Choices  
• Access to Amenities and Services  
• Walkable, Bikeable, Accessible and Transit-friendly  
• Diversity and Equity  
• Access to Opportunity  
• Sense of History and Cultural Heritage  

 
GOAL 2.1: Create a city of complete neighborhoods.  
STRATEGIES:  

• Ensure neighborhoods are safe, accessible and well-connected for all modes.  

• Encourage quality infill development that is consistent with the surrounding neighborhood and 

offers opportunities for increased amenities.  

 
GOAL 2.3: Preserve the authenticity of Denver’s neighborhoods and celebrate our history, architecture and 
culture.  
STRATEGIES:  

•  Support the stewardship and reuse of existing buildings, including city properties.  

 
GOAL 2.4: Ensure every neighborhood is economically strong and dynamic  
STRATEGIES: 

 • Grow and support neighborhood-serving businesses and community-based organizations.  
 
VISION ELEMENTS: ECONOMICALLY DIVERSE AND VIBRANT  

• Access to Opportunity  
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• Access to Quality Education, Training, and Lifelong Learning  
• Business-Friendly and Entrepreneurial  
• Diverse Employment Options  
• Strong Arts and Culture  
 

GOAL 4.1: Ensure economic mobility and improve access to opportunity.  
STRATEGIES:  

• Provide low-cost or free community space for nonprofits and community groups to support 
programming and services to community.  
• With added amenities and services, Denver’s thriving creative community will have a place to 
work, collaborate, share ideas, and innovate.  

 
GOAL 4.3: Sustain and grow Denver’s local neighborhood businesses.  
STRATEGIES:  

• Promote small, locally owned businesses and restaurants that reflect the unique character of 
Denver.  
 
 

GOAL 4.10: Create a vibrant food economy and leverage Denver’s food businesses to accelerate economic 
opportunity. 
STRATEGIES: 

• Support the creation, expansion and economic vitality of Denver food businesses. 

 
The Denver Comprehensive Plan (2040) provides strong support for the proposed rezoning, particularly 
due to the site’s historic nature and operation as a small, locally owned and operated business. The 
property is currently underutilized and allowing for additional uses would bolster the ability for the 
community to live, work, and play in their neighborhood.  Additionally, not only will this historically 
significant and landmarked property be able to thrive by having access to additional uses, the community 
will benefit from more walkable amenities.  
 

2. Blueprint Denver (2019) 

The proposed rezoning of the site is consistent with the Blueprint Denver (2019).  
 
The italicized text signals goals and strategies from the plan. The language that follows is used to detail 
how the proposed map amendment is consistent with the goals of the plan. 
 
Overarching Plan Goals 
 

• Ensure all Denver residents have safe, convenient and affordable access to basic services and a 

variety of amenities. 

• Develop safe, high-quality mobility options that prioritize walking, rolling, biking and transit and 

connect people of all ages and abilities to their daily needs. 

• Support a welcoming business environment and the growth of employment centers around the 

city to promote work and educational opportunities for all residents. 

Neighborhood Context 
The proposed rezoning site is “High-Medium Residential” in the “General Urban” neighborhood context.  
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General urban neighborhoods are vibrant places with proximity to Denver’s major centers like Downtown 
and Cherry Creek. Homes in this context vary from apartment/condo complexes to compact single-unit 
homes. Development should be sensitive to the existing neighborhood character and offer residents a mix 
of uses, with good street activation and connectivity. Residents living in this context are well served by 
transit and enjoy access to abundant amenities and entertainment options (p.237). 
 
General urban neighborhoods are typically located at the edge of higher intensity contexts like urban 
center and downtown. They are largely residential, with a significant amount of neighborhood services 
and office embedded within. Larger mixed-use areas are often located along key streets. Example 
neighborhoods in this context include Cherry Creek North and large portions of Capitol Hill, Speer and 
West Colfax neighborhoods” (p.239). 
 
Residential 
Areas where the predominant use is residential. Although they are primarily residential, these areas are 
supported by a variety of embedded uses needed for a complete neighborhood including schools, libraries, 
recreation and nodes of commercial/retail uses (p.246). 
 
High-Medium Residential 
There is a mix of low- to medium-scale multi-unit residential uses with some neighborhood-serving mixed-
use distributed throughout. Buildings are generally up to 8 stories in height. Block patterns are consistent 
and pedestrian-scaled building forms clearly define and activate the street (p.246). 
 
Future Places/Growth Strategy 
Future Place designation for this area is designated as: High-Medium Residential: Predominantly multi-
unit residential. A mix of neighborhood-serving retail may also be found in key locations. Mid-scale 
residential buildings, usually mixed with a variety of lower-scale residential types. Small mixed-use 
buildings may be found on corners and have a pedestrian orientation (p.149). 
 
Growth Strategy for this area is designated as: All other areas of the city: 10% of new jobs and 20% of new 
households. G-MX-3 zoning appeals to the City’s growth strategy for this area by introducing commercial 
uses which increases the potential of new jobs. 
 
Capitol Hill is an eclectic area known for pockets of mixed uses. The proposed rezoning will provide 
residents with additional amenities as well as with employment opportunities.  
 
Street Types 
The proposed rezoning site is on a “Residential Collector” street type. 
 

• 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 (p.160). 

The proposed rezoning is consistent with the characteristics for this street type, which includes small 
retail nodes and other similar uses.  
 

3. East Central Area Plan (2020) 

• 1.2.1 VISION AND COMMUNITY PRIORITIES 
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1. Strengthen the local economy by providing training for jobs in local industries, 

improving access to employment, and supporting locally-owned, independent businesses 

(p.9). 

5. Increase historic preservation by making it easier to reuse existing buildings, creating 

more historic districts, and ensuring new buildings fit in with surrounding neighborhoods 

(p.9).  

• General Urban – a mix of residential and office uses and commercial areas, but with higher 
densities than the Urban contexts. Buildings are generally multi-unit residential or office, although 
some single and two unit buildings may be mixed in. There is also a high concentration of historic 
buildings in this context in the East Central area (p.25). 

• Promote preservation of historic and character defining single-unit, multi-unit, and mixed-use 

buildings. Consider individual landmarks, historic districts, or other tools as appropriate. 

o Facilitate adaptive reuse of historic structures by allowing a broader range of uses, 
including compatible commercial uses, and appropriate additions (p.47) 

• High-Medium Residential-  A mix of low- to medium-scale multi-unit residential uses with some 
neighborhood-serving mixed use distributed throughout (p.29) 

• COMMUNITY FEEDBACK: Generally, people love the diverse mix of land uses that these 
neighborhoods offer. People expressed wanting more local, neighborhood serving businesses and 
fewer chain establishments (p.31). 

“The  

• Community Benefit: Preserving a Commercial Character Building – are those that contribute to the 
character of a neighborhood or corridor. They may or may not be eligible for historic designation, 
but they are desired to remain in the community because they contribute to the character and 
history of an area. They also often times provide affordable commercial or residential space 
because they are older (p.34) 

• Community Feedback: Throughout the planning process, community members made it clear that 
they value East Central’s locally owned retail and want to ensure it remains a strength of the area 
moving forward (p.57). 

 
• A strong retail environment is diverse and unique and an essential component of a complete 

neighborhood…Small, independently owned retail that offers a unique experience and an 
emotional connection with the consumer has proven successful (p.57). 

• 11th Ave is a residential collector street (p.75). 
o LAND USE: Characterized by primarily residential uses, but may also include parks, 

schools, civic uses, or small retail nodes (p.76). 
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• 420 E 11th Ave. is located along an existing bike lane and Pennsylvania Street is a recommended 

high comfort bikeway and north south connecter (p. 97).  

• Community Feedback: During the public meetings, participants were asked to vote on the three 

most important elements needed for a complete food environment in the East Central area. The 

top responses were: HEALTHIER CORNER AND CONVENIENCE STORES; IMPROVED BIKE, 

PEDESTRIANAND TRANSIT ACCESS; FOOD GROWN IN PUBLIC SPACES. Additionally, participants 

expressed a desire for more specialty markets, farmers markets and fresh food stands, and 

healthier meal options. Results of a public online survey with over 1,000 responses conducted 

between 2018 and 2019, were generally consistent with the public meeting feedback. When asked 

what neighborhood amenities are important (either that already exist or that they would like to 

see in the future), the top responses from East Central participants were dining and grocery 

shopping.  

• Most of the neighborhood (55%) is zoned Multi-Unit (MU) with most of the rest (42%) being zoned 

Mixed-Use (MX, MS, and D). This lends the neighborhood to remain one of the densest 

neighborhoods in Denver and to continue to house much of the workforce for downtown (pg. 

184). 

• The Capitol Hill/Cheesman Park Neighborhood Plan from 1993 covers the Capitol Hill and 

Cheesman Park neighborhoods. The plan recommended continuing to provide diverse housing 

options, maintaining the historic character while promoting the distinct nature of different 

subareas, and improving the retail areas, mobility systems, and public spaces in the 

neighborhoods. These recommendations continue to be relevant and are consistent with the 

policies in this East Central Area Plan (p.186) 

G-MX-3 zoning facilitates adaptive reuse of this historic structure by allowing a broader range of uses. 
This would directly support the economic vitality of the area while also meeting the desire neighbors 
expressed in East Central Area Plan meetings for more local, independent businesses and community 
serving retail. As seen throughout Capitol Hill, G-MX-3 is compatible within the neighborhood by 
providing a pocket of commercial use. The property’s proximity to mass transit as well as current and 
proposed bike lanes will encourage access through alternative methods of transportation instead of 
single-occupancy vehicles.  
 
 

4. Capitol Hill / Cheeseman Park Neighborhood Plan (1993) 

 
While a more recent neighborhood plan recently passed, there are elements from this plan that pertain 
to the property.  
 
THE VISION FOR CAPITAL HILL AND CHEESMAN PARK HISTORIC CHARACTER: Park, parkways, and 
historically and architecturally significant structures, streetscapes, and places will be preserved and 
enhanced. The design of new development and redevelopment will be compatible with the historic fabric 
of the neighborhoods.  
 
BUSINESS RECOMMENDATION 2: ENCOURAGE A DIVERSITY OF BUSINESSES Direct economic development 
programs in the neighborhood primarily to encouraging small, diverse businesses. Similarly, support 
building designs and land use patterns which encourage small, pedestrian oriented businesses. 
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“Heart of Capitol Hill” District  
General Zoning Recommendations:  

1. Uses 

a. Residential areas: Single and multiple family residential 

b. Retail areas: Retail and residential / retail mixed-use projects 

 

G-MX-3 zoning is an appropriate district that aligns with the vision of the Capitol Hill / Cheeseman Park 
Neighborhood Plan by encouraging small, pedestrian oriented business through the utilization of a 
landmark designated building. The broader range of uses allowed in G-MX-3 facilitate the reuse of this 
historic structure.   

 

Uniformity of District Regulations and Restrictions 
 
The proposed rezoning will result in uniformity of district regulations and restrictions in accordance with 
Section 12.4.10.7(B) of the Zoning Code. 
 

Public Health, Safety and General Welfare 
The proposed official map amendment is an implementation of Denver Comprehensive Plan 2040 and 
Blueprint Denver (2019) and therefore furthers the public health, safety and general welfare of the City. 
 
There are several benefits of designated this property as mixed use. people walking, less vehicle traffic. 
Also, small businesses are good for communities and instill civic pride which is good general welfare. 
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12.4.10.8 Additional Review Criteria for Non-Legislative Rezonings 
 

A. Justifying Circumstance  

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: Changed or changing conditions 
in a particular area, or in the city generally”. 
 
The area in which 420 E. 11th Ave. is located has experienced substantial change with the addition of 
hundreds of new housing units and more planned nearby. Capitol Hill is known for historical charm and 
local businesses. As the area has grown, and with investment in mobility, residents walk, bike, roll, and 
take public transit to neighborhood services and amenities. The property’s vibrant history and corner 
location makes G-MX-3 an appropriate zone district in line and appropriate for the change which the 
neighborhood has experienced. 
 
While the aforementioned justifying circumstance is the predominant reason for the rezoning request, 
recently Denver adopted three major plans (Comprehensive Plan 2040, Blueprint Denver, and the East 
Central Area Plan) since the last adopted zoning of the property. These new plans, which were created 
with unprecedented levels of community input and involvement, support the uses and zoning sought for 
the property. In fact, the plans repeatedly call for historic preservation, reuse, and ensuring the longevity 
of the historic structures by allowing for broad uses. 
 
 

B. Consistency with Applicable Neighborhood Context and with Stated Purpose and 

Intent of Proposed Zone District 
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. 
 
The G-MX-3 zone district is part of the General Urban Neighborhood Context. Section 6.1 of the Denver 
Zoning Code describes the Urban Center Neighborhood context as follows: 
 
General Character 
The General Urban Neighborhood Context is characterized by multi-unit residential uses in a variety of 
building forms. Single-unit and two-unit residential uses are also found in a mix of residential building 
forms. Low-scale commercial areas are embedded within residential areas. Commercial uses occur in a 
variety of building forms that may contain a mixture of uses within the same structure. Residential uses 
are primarily located along local and residential arterial streets. Commercial uses are primarily located 
along mixed-use arterial and main streets but may be located at or between intersections of local streets. 
 
This landmark structure is located at the corner of a downtown collector street making it appropriate for 
commercial uses. 
 
Mobility 
There is a balance of pedestrian, bicycle and vehicle reliance with greater access to the multi-modal 
transportation system. 
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The site’s proximity to bike lanes and bus routes help will ensure access to neighborhood amenities.  
 
G-MX-3 
More specifically, Section 6.2.3.1.B of the DZC describes G-MX-3 as follows:  
 
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. 
 
Expanding the allowed uses for the historic property will allow residents the opportunity to conveniently 
access additional food, beverage, and retail in the neighborhood.  
 
Additionally, Section 6.2.3.2 of DZC outlines the specific intent of G-MX-3 as follows:  Mixed Use – 3 (G-
MX-3) G-MX-3 applies to areas or intersections served primarily by local or collector streets where a 
building scale of 1 to 3 stories is desired. 
 
The current building on the property is 3 stories and is located at the intersection of Pennsylvania and 
11th Avenue. 11th Avenue is a residential collector street type.  
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EXHIBIT B: LEGAL DESCRIPTIONS 
 
420 E. 11th Ave.  
 
LOTS 1 TO 3, INCLUSIVE, BLOCK 77 
PORTER’S ADDITION TO DENVER,  
CITY AND COUNTY OF DENVER, STATE OF COLORADO 
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EXHIBIT C: PROOF OF OWNERSHIP 
See proof of ownership on the following pages. 
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EXHIBIT D: AUTHORIZATION DOCUMENTS 
See authorization documents on the following pages. 
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EXHIBIT E: ASSESSOR’S PARCEL NUMBERS 
 
 
Parcel # 05038-04-105-000 
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EXHIBIT F: OUTREACH & CAPITOL HILL UNITED NEIGHBOR’S LETTER OF 
SUPPORT  
 
Neighborhood Outreach 
We reached out to the RNOs overlapping the property including CHUN, Neighbors for Greater Capitol 
Hill,  Unsinkables, Cultural Arts Residential Organization, and Center City Denver Residents Organization. 
We met with CHUN’s Urban Planning Committee and members of the board of Neighbors for Greater 
Capitol Hill in November 2020. We had brief conversations via email Unsinkables. In December 2020, we 
sent emails to Cultural Arts Residential Organization and Center City Denver Residents Organization 
informing them of the proposed rezoning. Additionally, in December we participated in a neighborhood 
meeting organized by Neighbors for a Greater Capitol Hill where we had strong neighbor support, 
mailed letters to nearby residents informing them of our proposed rezoning and plans, and CHUN voted 
to support our rezoning application and approve a new GNA. We are committed to continuing 
conversations with the community throughout the rezoning process.  
 
CPD Pre-App Meetings 
In July 2020, we had a few pre-app meetings with Planning Services. Since the property is historic and 
the goal of the rezone is focused on use changes, we did not meet with Development Services. There 
will not be any demolition or new development on the property, so there was not a need meet with 
Development Services. Additionally, this step was not recommended during our pre-app meetings with 
Planning Services.  
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