CHERRY HILLS VILLAGE
COLORADO

2450 E. Quincy Avenue
Cherry Hills Village, CO 80113
www.cherryhillsvillage.com

City Hall
Telephone 303-789-2541
FAX 303-761-9386

Planning and Zoning Commission Agenda
Meeting Agenda
Tuesday, January 12, 2021
6:30 p.m.
Virtual Meeting
Meeting Information
To watch the live stream of the meeting or watch the recording later:
1) City website – City Council Videos, Agendas, Packets, Minutes
2) City YouTube channel – City of Cherry Hills Village YouTube
To sign up for Audience Participation please email Community Development Clerk Ethen Westbrook by
4:30 p.m. on January 12th at ewestbrook@cherryhillsvillage.com with your full name and home address.
You will receive an email with further instructions.
Agenda
1.

Call to Order

2.

Roll Call of Members

3.

Audience Participation Period (limit 5 minutes per speaker)

4.

New Business
a. Denver First Church of the Nazarene Site Plan Amendment, Rezoning, and Preliminary
Plat

5.

Reports
a. Members of the Planning and Zoning Commission
b. City Staff
c. City Attorney

6.

Adjournment

Notice:

Agenda is subject to change.
If you will need special assistance in order to attend any of the City’s public meetings, please notify the City of Cherry Hills Village at 303-789-2541, 72 hours in
advance.

CITY OF CHERRY HILLS VILLAGE
COLORADO

2450 E. Quincy Avenue
Cherry Hills Village, CO 80113
www.cherryhillsvillage.com

City Hall
Telephone 303-789-2541
FAX 303-761-9386

MEMORANDUM
TO:

CHAIR LAMAIR AND MEMBERS OF THE PLANNING AND ZONING
COMMISSION

FROM:

CHRIS CRAMER,
DEVELOPMENT

CITY

MANAGER/DIRECTOR

OF

COMMUNITY

SUBJECT: DENVER FIRST CHURCH OF THE NAZARENE SITE PLAN AMENDMENT,
REZONING, AND PRELIMINARY PLAT
DATE:

JANUARY 12, 2021

I. ISSUE:
Should the Planning and Zoning Commission vote to recommend approval to City Council for
the Denver First Church of the Nazarene’s requests for a site plan amendment (to remove the
requirement to provide 264 parking spaces on the subject property), a rezoning of the subject
property (R-1 to R-4), and a preliminary plat (to create four residential lots on the subject
property)?
II. APPLICANT(S):
Property Owner – Denver First Church of the Nazarene (DFCN)
Project Representative – Steve Ferris, The Real Estate Garage
III. SUBJECT PROPERTY:
3800 E. Hampden Avenue (see Exhibit A, Vicinity Map)
IV. SURROUNDING ZONING & LAND USE:
The subject property is currently zoned R-1; 2.5-acre Residential District.
Surrounding Zoning and Uses:
North

Hampden Avenue and City and County of Denver Beyond

East

R-1; DFCN Church Facility (Church Facility)

South

R-3A; Single-family detached homes (Covington Neighborhood)

West

R-2; Single-family detached homes (Devonshire Neighborhood)
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V. BACKGROUND:
Denver First Church of the Nazarene (DFCN) purchased the subject property in 1993. At that
time, the subject property was developed as a single-family home. To the east was the DFCN
Church Facility. To the south was undeveloped property, to the west was the High Line Canal
with single-family homes beyond, and to the north was Hampden Avenue and the City and
County of Denver beyond. Through the late 1990s and into the early 2000s the house on the
subject property was removed and the site remained undeveloped while the property to the south
was developed with residential homes (the Covington Neighborhood) on lots that range in size
from about 15,900-square feet to about 67,700-square feet. At the time the plat was approved
that created the lots for the Covington Neighborhood (1997), the subject property was a part of
that recorded plat (Highline Meadows in Cherry Hills). The subject property was platted into five
residential lots that complied with the requirements of the R-3A zone district, which was the
zoning designation for the subject property at that time.
In the early 2000s, DFCN submitted applications to expand their Church Facility, construct the
existing parking lot on the subject property, rezone the subject property, and consolidate the five
lots created in the Highline Meadows in Cherry Hills Subdivision into one lot. In 2013, the
subject property received approval for a rezoning from R-3A to R-1 (the property was apparently
only required to be rezoned because accessory uses like a parking lot were not allowed in the R3A zone district), approval for an “Expanded Use Permit” (the previous name for a site plan
amendment) in order to construct 264 parking spaces with associated landscaping and other
improvements on the subject property, and approval of a replat to consolidate the five lots into
one lot (Highline Meadows in Cherry Hills Lot Consolidation). These applications were
approved as a part of an expansion to the Church Facility property to the east. The subject
property has remained in its current state since the completion of construction sometime in late
2013 or 2014.
VI. APPLICANT’S REQUEST(S):
Site Plan Amendment:
In 2013, the applicant received approval for an “Expanded Use Permit” (the previous name for a
site plan amendment). This approval required a total of 967 parking spaces to be maintained by
DFCN between the Church Facility (703 spaces) and the subject property (264 spaces).
From the applicant’s narrative:
“This application seeks a reduction of the threshold number of parking spaces required to be
maintained by DFCN pursuant to City Code Section 16-4-10.”
“DFCN’s auditorium contains 2805 fixed seats. As such, the threshold number of parking spaces
DFCN is required to maintain, before any reduction permitted by Code Section 16-4-20, is 935
spaces (2805 fixed seats/3 = 935 spaces). Pursuant to City Code Section 16-4-20, (which permits
up to a 50% reduction of the threshold number of parking spaces required), DFCN seeks a
24.8% reduction of the 935-parking space threshold, such that DFCN meets the City Code’s
parking requirement with the 703 parking spaces on the Main Lot.”
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“As demonstrated by DFCN’s application, 703 parking spaces is adequate to meet all regular
parking needs of DFCN, without any reduction pursuant to Code Section 16-4-20. Contingent on
approval of the Application, DFCN has committed to limit its regular Sunday services and
holiday services (i.e. Christmas and Easter) to attendance of no greater than 2100 attendees at
any single service. Regular Sunday services and holiday services make up almost the entirety of
events held in the DFCN sanctuary.”
Rezoning:
The applicant seeks to rezone the subject property from the current R-1; 2.5-acre Residential
District to the R-4; .5-acre Residential District. The applicant is making this request in order to
allow for the creation of four lots for residential development that exceed .5-acres in size (the
minimum lot size required by the R-4 zone district).
Preliminary Plat:
The applicant seeks approval for a preliminary plat in order to move forward to the final plat
stage for creating four new lots. The proposed lots range in size from 28,000-square feet (.643acres) to about 39,000-square feet (.898-acres), which would meet the minimum lot size
requirements of the proposed R-4 Zone District (.5-acres). The proposed plat also includes
preliminary easements for utilities and drainage. At the Planning and Zoning Commission
hearing on September 8, 2020, the Commission provided feedback to the applicant for their
sketch plat (the first step in the subdivision process). Comments provided at the meeting were
minimal and related to ensuring clarity of information on the plat.
Note: The approval of a preliminary plat does not create lots for future sale and/or development.
The preliminary plat is the second step in a three-step process for creating new residential lots in
the City. Should the applicant receive approval for the preliminary plat, the final step in the
subdivision approval process will be to receive approval of the final plat from City Council (no
hearing before the Planning and Zoning Commission is required for a final plat). Conditioned on
approval of the applications, the applicant will also dedicate to the City, in fee simple, via the
final plat, the trail corridor on the subject property situated along Hampden Avenue and lying
north of the proposed lots (the City currently holds only an easement on that property). Only
after approval of the final plat and the subsequent recording of the document would lots be
created for sale and/or development.
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VII. CODE REQUIREMENT ANALYSIS:
The applicant seeks three separate approvals:
1) Site plan amendment
o Governing Code Section: Section 16-7-320 – Site Plans.
o See Exhibit B for the proposed Site Plan Agreement.
o See Exhibit C for the proposed Shared Parking Agreement.
o See Exhibit D for the proposed Site Plan Amendment
Section 16-7-320(e). Approval standards. Site Plans or Site Plan Amendments may be
approved if it is demonstrated that they comply with the applicable requirements of this
Chapter, and:
Criterion
(1) The proposed development is consistent
with and furthers or implements the goals and
strategies of the Master Plan, including
preservation of the semi-rural character of the
City.
(2) The proposed development complies with
all applicable City ordinances and is
consistent with all other City policies and
plans.
(3) The bulk scale of any proposed buildings,
structures, or expansions thereto is consistent
with the context of the site and does not
materially change the physical character or
function of the surrounding area.
(4) Drainage systems are designed to utilize
natural materials and low-maintenance best
management practices to the maximum
feasible extent, and to appear consistent with
the character of the surrounding area.
(5) The proposed development will not result
in unreasonable traffic congestion or create a
safety hazard to vehicular or pedestrian traffic
and adequate provisions will be provided to
manage any traffic-related issues.
(6) Construction will be timed and staged to
minimize impacts on adjacent residential
properties, including but not limited to
lighting, visual impacts, vibration, and noise.
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Staff Finding
Affirmative. See the Master Plan analysis under
“2). Rezoning” below.
Affirmative. Staff has reviewed the request and
found no inconsistencies with City policies or
plans.
Not applicable. No new structures are proposed
as a part of this site plan amendment. Future
development will be required to meet all
standards of the City or receive approval through
the public hearing variance process.
Affirmative. See the drainage information
provide in the preliminary plat analysis.
Affirmative. The proposed site plan amendment
would reduce the number of parking spaces
required with the applicant voluntarily limiting
the number of people allowed to attend any one
service.
-See detailed parking analysis below.
Affirmative. The applicant will be required to
meet all regulations related to construction
activities, when construction is entitled.
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Additional Applicable Requirement Analysis:
Site Plan Agreement:
Section 16-7-130 of the Code requires that development agreements (called a site plan agreement
in this case) be reviewed by the Planning and Zoning Commission and approved by City Council
if they are not eligible for administrative approval. The applicant’s proposed Site Plan
Agreement (“Agreement”) is provided in conjunction with the site plan amendment application.
The nature of this Agreement is unique in the sense that the applicant is not proposing any
immediate demolition or new construction as a part of the site plan amendment. Instead, they are
simply proposing to remove the obligation to have the 264 parking spaces located on the subject
property in order to perform future demolition and ultimate construction of single-family homes.
Therefore, the Agreement outlines the management of parking for Sunday services, holiday
services, and special events should the previous parking obligation be removed.
The details related to the applicant’s parking reduction request can be found within Exhibit E.
Per Section 16-4-20 (b) (1) of the Code, parking requirements may be reduced if the City finds
that the parking needs of the use will be adequately served, in that the typical (emphasis added)
parking demands will not exceed parking supply, and in the case of extraordinary (emphasis
added) parking demands, appropriate locations are available to accommodate the additional
vehicles. Through the parking study, the applicant has demonstrated that the 703 parking spaces
that are available on the Church Facility are adequate in conjunction with DFCN self-imposing a
limit on the number of seats available for Sunday and holiday services. With the execution of the
Shared Parking Agreement with Brave Church to accommodate parking during times of
extraordinary parking demand, the applicant has provided appropriate locations for parking
during times of extraordinary parking demand. Additionally, per paragraph 3.1 of the Site Plan
Agreement, the applicant has committed to not holding any event that creates extraordinary
parking demand if it cannot plan to adequately park such an event.
Specifically, the Agreement states:
“Whereas, contingent on City Council’s approval of the Application, DFCN
represents that the Auditorium balcony will remain closed for Sunday Services and
Holiday Services in perpetuity, unless and until the City grants approval to DFCN
to reopen the balcony seating.”
“Whereas, contingent on City Council’s approval of the Application, DFCN
represents that it will limit attendance at Sunday Services to 2100, and at such
time that average attendance exceeds 2000 at any single service for four
consecutive Sundays, DFCN will add an additional service to ensure that
attendance at any single Sunday Service does not exceed 2,100.”
“Whereas DFCN represents that it will limit attendance at Holiday Services to
2100, and at such time that average attendance is anticipated to exceed 2100 at
any single Service, based on reasonably available data, such as DFCN’s
membership and attendance at Sunday Services, and past Holiday Services, DFCN
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shall schedule an additional service to ensure no single Holiday Service generates
attendance in excess of 2100.”
“Whereas DFCN represents that Brave and DFCN have reduced their informal
shared parking agreement to a writing titled “Special Event Shared Parking
Agreement” attached hereto as Exhibit A, that the Special Event Shared Parking
Agreement will remain in effect for the duration of the Site Plan Agreement, and
that any modification of DFCN’s obligations pursuant to the Special Event Shared
Parking Agreement will require prior approval by the City.”
The analysis shows that the application meets the criteria for providing parking sufficient to
accommodate typical demand. This conclusion was reached because the self-imposed limit of
2,100 attendees meets the City’s Code for parking requirements for places of assembly with
fixed seats in the principal auditorium as illustrated below.
Table 16-4-10. Off-Street Parking Requirements:
Land Use

Minimum Off-Street Parking Requirement
1 sp. / 3 fixed seats in principal auditorium or meeting
area; OR 1 sp. / 100sf. (if no fixed seating area) in
principal auditorium or meeting area

Place of Assembly

DFCN Required Parking Scenarios
Number of fixed seats available
2,805 (number of fixed seats including the
balcony)
2,100 (number of fixed seats with the selfimposed closing of the balcony)

Parking Spaces Required
935 (2,805 / 3)
700 (2,100 / 3)

*The Church Facility has 703 parking spaces, which is more than are required to be
available based on the self-imposed closing of the balcony (700).
To provide for parking in extraordinary circumstances, the Shared Parking Agreement states:
“Brave and DFCN enter into this Shared Parking Agreement with the intention of
voluntarily sharing their parking facilities with each other at times when one of the
churches plans to host an event wherein anticipated attendance will generate a
demand for parking in excess of that which the hosting Church has available on its
own Lot, using a ratio of one parking space for each three anticipated attendees.”
“a. When the Executive Director (or other designated staff person) of either Brave
or DFCN anticipates scheduling a Special Event at its Facilities (“Host Church”)
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that may generate a need for parking spaces in addition to the number available to
the Host Church in its Lot, the designated staff person of the Host Church shall
notify the designated staff person of the other Church (“Neighboring Church”) of
the following: (i) the date, time and nature of the anticipated Special Event; (ii) the
anticipated parking and attendance demand for the Special Event, based on
historical data, ticket sales, reservations, invitations, or other indicators that
permit a reasonable estimate of anticipated parking demand; (iii) a request for
access to parking spaces on the Lot of the Neighboring Church necessary to
accommodate the anticipated demand for parking generated by the Special Event,
using a ratio of one parking space for each three anticipated attendees at the
Special Event; and, (iii) any other material information deemed relevant by the
Host Church to provide for scheduling of adequate parking for the anticipated
Special Event.”
“b. The Executive Director (or other designated staff person) of the Neighboring
Church may, in its discretion, agree to provide parking spaces within its Lot to the
Host Church, such that the Host Church has available to it adequate parking for
the anticipated demand of the Special Event, based on a parking ratio of one
parking space for each three anticipated attendees at the Special Event. Any
agreement reached between the Churches wherein one Church agrees to share
parking spaces with the other Church for a scheduled Special Event shall be
reduced to a simple writing stating the date/time of the Special Event, anticipated
attendance at the Special Event, the number of parking spaces the Neighboring
Church is agreeing to make available to the Host Church for the Special Event,
and any identification of the location of these shared parking spaces within the
Neighboring Church’s Lot (“Special Event Parking Plan”). A Neighboring
Church shall only make parking spaces available in its lot for use by the Host
Church to the extent the Neighboring Church does not have a simultaneous need
for the parking spaces to be shared, using a parking ratio of one parking space for
each three anticipated attendees. DFCN agrees not to schedule a Special Event,
unless DFCN can secure adequate parking for the Special Event through other
sources than from Brave, using a parking ratio of one parking space for each three
anticipated attendees.”
“c. Upon request, DFCN’s Special Event Parking Plans shall be shared with the
City Manager (City Manager), and those Plans shall be made publicly available
through the CHV, upon request.”
Based on the language contained in the Shared Parking Agreement, the analysis shows that the
applicant meets the criteria for accommodating parking during times of extraordinary parking
demand, subject to the execution of the agreement with Brave Church.
Finally, Section 16-4-20 (a) provides for the granting of a parking reduction so long as that
reduction does not exceed 50% of the minimum required. Assuming that the applicant was not
proposing to voluntarily close the balcony of the auditorium, they would be required to provide
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935 parking spaces (2,805 seats/3 seats = 935 parking spaces). With the proposed 703 parking
spaces, the applicant is requesting a reduction of 24.8%, which is less than the maximum 50%
provided by the Code.
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2) Rezoning
o Governing Code Section: 16-2-40 – Standards for rezoning.
o See Exhibit F for the applicant’s rezoning narrative.
o See Exhibit G for the proposed rezoning map.
Section 16-2-40(b)(1): The City Council may approve an application for rezoning if it is
determined that any of the following conditions exist:
Criterion
(a) The existing zoning was
implemented in obvious error, and the
rezoning is necessary to correct the
error.
(b) Two adjacent lots that are located in
different residential zoning districts are
consolidated into a single lot, and the
rezoning will apply the less intensive
zoning district to both lots (e.g. an R-3
zoned lot is combined with an R-1 lot,
and the owner of the combined lot seeks
to rezone so that the consolidated lot is
zoned R-1).
(c) A lot line adjustment is approved
along a lot line that is also a zoning
district boundary line, and the rezoning
is necessary to achieve a corresponding
adjustment in the zoning district
boundary line.
(d) The proposed new zoning district
will better facilitate implementation of
the City’s Master Plan.

Staff Finding
Not applicable. The existing zoning was not
implemented in obvious error.

Not applicable. Multiple lots are proposed.

Not applicable. No lot line adjustment is proposed.

Affirmative. See detailed Master Plan analysis below.

Master Plan Analysis:
Per Colorado law, every jurisdiction in the state is required to adopt a Master Plan (sometimes
called a Comprehensive Plan). The Master Plan is a document that the City uses to help make
decisions about a variety of things from funding capital improvement projects to making
decisions on land use applications. The City’s Master Plan is a long-range policy document that
was first adopted in 1970 and was updated in 1993. The current version of the City’s Master Plan
was adopted in 2008.
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Generally, these plans have a series of goals/objectives/policies/implementation strategies that
have been identified to achieve the intent of the Master Plan. They also often contain a “Future
Land Use Plan” or “Plan Map” that identifies current and future desired land use
designations/zonings. Each element of a Master Plan serves a different but interrelated role when
it comes to meeting the overall intent of the Master Plan. Based on the analysis below, staff’s
assessment is that the requested rezoning will better facilitate the implementation of the Master
Plan.
Future Land Use/Development Map Staff Evaluation:
Master Plan Page 2 states; “The desired future land use and development pattern for the
Village is depicted by the Future Land Use/Development Map (Figure 1). The land use
categories identified in the map describe the desired character and predominant future
land use for broad areas of the Village (emphasis added). The Future Land
Use/Development Map is designed to be utilized as a general guide for future land use
decisions (emphasis added) and is not the official zoning map for the Village and does
not change existing development rights.”
Master Plan Page 3. The subject property is purple, which is identified in the legend as
“Institutional”. The Master Plan defines this as: “The uses in this category include
government, religious, and educational properties.”
Note: There is no evidence to suggest that detailed land use analysis was done to identify
the subject property as “Institutional” on the Future Land Use/Development Map. It is
likely that this designation was a result of the church owning the subject property at the
time the map was adopted (2008).
- It is staff’s analysis that rezoning the subject property from R-1 to R-4 would not
broadly change the desired character (emphasis added) of the area or the existing and
predominant land uses (emphasis added) as directed by the Master Plan language
provided above. The character of the area and predominant land uses would remain as
they exist today. This area will remain a mixture of single-family residential homes and
institutional uses (churches) with their accessory parking lots. The Future Land Use Map,
as stated in the Plan itself, should be used as a general guide in order to understand a
larger context of character and predominant land uses and not used on a property specific
basis. The request is consistent with the Future Land Use/Development Map when the
intent of the Map is applied.
Additionally, the proposed zone district (R-4) allows for lots that are a minimum of onehalf an acre (21,780-square feet) in size. This minimum lot size is more consistent with
the character of the existing residential lots in the immediate area that range in size from
about 15,900-square feet to about 67,700-square feet as opposed to the current R-1
designation that requires a minimum lot size of 108,900-square feet (2.5-acres).
Consistent with best planning practices, the size of the proposed lots (as well as Monroe
Street and the Highline Canal) serves as a buffer between the actual Church Facilities and
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existing residential development nearby, and thereby better melds the two predominant
land uses in the area, consistent with the area’s character.
Staff Evaluation of Goals:
The following Goals have been determined to support the requested rezoning and better
facilitate the implementation of the Master Plan.
Master Plan Page 4.
“Goal: Maintain the existing land use and development pattern.
- It is staff’s analysis that the applicant is proposing to create lots that are consistent with
the character of the existing residential lots as discussed above. The applicant is
proposing to achieve this consistency by using an existing and adopted zone district
allowed by City Code. As stated above, rezoning the subject property from R-1 to R-4
would not broadly change the desired character (emphasis added) of the area or the
existing and predominant land uses (emphasis added) as directed by the Master Plan
language provided above. The character of the area and predominant land uses would
remain as they exist today. This area will remain a mixture of single-family residential
homes and institutional uses (churches) with their accessory parking lots. Furthermore,
the proposed rezoning maintains and is an extension of existing land uses in the area
(single-family homes on similar sized lots).
Master Plan Page 6.
“Goal: Balance private property rights and market trends for new development while
minimizing impacts on immediately adjacent properties and the overall context of the
neighborhood.”
- It is staff’s analysis that the applicant’s property rights will not be violated by the
rezoning of the subject property; rather, the rezoning (and ultimate development of the
subject property for residential purposes) is consistent with the Master Plan as discussed
above. The sale and/or the development of the proposed lots would likely allow the
applicant to address potential financial concerns and manage its Church Facility and
associated operations. Additionally, through the limited lens of the rezoning request, the
change from an R-1 zoning designation to an R-4 zoning designation has minimal
impacts to the adjacent properties and the overall context of the neighborhood,
particularly given the “buffering” features of Monroe Street to the east and the Highline
Canal to the west.
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3) Preliminary plat
o Governing Code Section: Article III, Division 2 – Preliminary Plat and Submittal.
o See Exhibit H, for the applicant’s preliminary plat narrative.
o See Exhibit I for the proposed preliminary plat.
Article II, Division 2 does not identify specific approval criteria for a preliminary plat. However,
it does list requirements for the subdivider.
Section 17-3-110 – Requirements for subdivider:
Criterion
(a) The subdivider shall submit to the
Director the preliminary plat reflecting
such information and in the form
required by Section 17-4-40 of this
Chapter. The preliminary plat shall
comply with the principles, standards,
and criteria of Section 17-4-30 and
Article V of this Chapter. All plats shall
be dated when they are received to
avoid confusion at a later time.
(b) The subdivider shall furnish a letter
addressing the land dedication
requirement of Section 17-3-30 above
and outlining in preliminary fashion
how he or she proposes to satisfy this
requirement.
(c) The subdivider shall furnish
documentary evidence of at least a
preliminary nature, indicating the
manner in which the following essential
items will be provided to the
subdivision. The essential items are:
(1) Water supply.
(2) Sewage disposal.
(3) Electricity.
(4) Gas.
(5) Storm drainage.
(6) Communications.
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Staff Finding

Affirmative. The applicant has provided a preliminary
plat with sufficient information for staff and referral
partners to adequately review and comment on the
proposed plat at this preliminary stage.

Affirmative. The dedication in fee simple of the 50foot landscape buffer located at the north of the
property (and on which the City currently has only an
easement) was determined to meet the dedication
requirements as a part of the negotiations for the trail
connection currently under construction.
Affirmative. The preliminary plat application was
referred to all relevant utilities and all responded with
either no comments or advisory comments that will be
addressed at the time of final plat. The applicant has
been made aware of all advisory comments and has
indicated that they will comply with advisory
comments as a part of the final plat process.
-See detailed drainage analysis below.
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(d) The subdivider shall submit, at least
in summary or outline form, any
agreements as may be required by
Sections 17-4-10 and 17-4-20 of this
Chapter relating to improvements.
(e) In the event any portion of the land
to be subdivided lies within the
boundary of the one-hundred-year
frequency floodplain, the subdivider
shall submit a floodplain development
plan consisting of a map and supporting
data.
(1) The map shall show:
a. All lots in the subdivision, any part of
which lies within the one-hundred-year
floodplain.
b. All lands adjacent to the abovedescribed lots for a distance of 200 feet
in all directions.
c. Location of all reasonably anticipated
structures on lots in the subdivision,
when any part of the lot lies within the
100-year floodplain.
(2) The floodplain development plan
must show that all lots, any part of
which falls within the 100-year
floodplain, do provide or can be
improved to provide for the structures
reasonably anticipated for the lot and
that such structures can be constructed
in compliance with existing ordinances
and regulations.
(f) In the event that the preliminary plat
covers only a portion of the subdivider’s
entire holding, a sketch plat of the
prospective street systems and the
approved zoning for the entire holding
shall accompany said plat. Filing fees
will not be paid on the additional area
until such time that a preliminary plat is
actually submitted for such area.
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Affirmative. The applicant and the City have had
preliminary discussions related to potential public and
private improvements. The details of these
improvements will be codified through a Subdivision
Improvement Agreement (SIA) with the processing of
the Final Plat.

Not applicable. The subject property is not located
within the 100-year floodplain.

Not applicable. There is an existing road network the
applicant intends to use and the totality of the
applicant’s property on the west side of Monroe Street
is included in the preliminary plat.
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Drainage and Water Quality
The applicant has submitted preliminary plans for grading, erosion, and sediment control
(GESC) as well as a preliminary drainage report. The City’s engineering consultant (KimleyHorn) and Denver Water have reviewed the proposed plans for compliance with relevant
requirements given the preliminary nature of this request. Both Kimley Horn and Denver Water
have indicated that the applicant has provided enough information at this preliminary stage to
indicate the applicant will be able to meet the necessary requirements at the time of final plat.
Additionally, the applicant has indicated an ability and desire to meet the applicable drainage and
maintenance standards at the time of final plat.
Staff has confirmed that the applicant has met the requirements above related to the submittal
requirements for a preliminary plat.
Lighting Standards
No new development is proposed as a part of these requests. Lighting standards will be reviewed
administratively at the time of any submittal for a building permit.
Landscaping Standards
No new development is proposed as a part of these requests. Lighting standards will be reviewed
administratively at the time of any submittal for a building permit.
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VIII. PUBLIC NOTICE AND COMMENT:
Public Notice:
Notice requirements for public hearings are outlined in Section 16-7-255(d). A minimum of 15
days prior to the hearing date, the applicant was required to a) mail notice of the hearing to all
property owners within 1,000 feet by certified mail with return receipt requested and b) post one
public notice sign on the property facing Hampden Avenue and one public notice sign on the
property facing Monroe Street. Notice of the hearing was also published in the December 24,
2020 edition of The Villager. It was posted on the Village Center notice board and Village
website. All notice requirements have been met.
Public Comment(s):
Staff has received formal written responses to the proposed requests. The written responses are
attached as Exhibit J.
IX. RECOMMENDED MOTION FOR THE SITE PLAN AMENDMENT:
“I move to recommend to City Council approval of the request by Denver First Church of the
Nazarene for their site plan amendment for their property at 3800 E. Hampden Avenue, subject
to the following condition(s).”
1. The shared parking agreement with Brave Church must be executed within 90 days of
approval of the site plan amendment by City Council.
2. Prior to the issuance of permits resulting in any site demolition or site work, the applicant
will be required to submit appropriate documentation to the City and applicable referral
partners for review and approval.
X. RECOMMENDED MOTION FOR THE REZONING:
“I move to recommend to City Council approval of the request by Denver First Church of the
Nazarene to rezone their property at 3800 E. Hampden Avenue from R-1 to R-4.”
XI. RECOMMENDED MOTION FOR THE PRELIMINARY PLAT:
“I move to recommend to City Council approval of the request by Denver First Church of the
Nazarene for their preliminary plat for their property at 3800 E. Hampden Avenue, subject to the
following condition(s).”
1. At the time of final plat submittal, all final drainage reports and plans must be submitted
and prior to approval of the final plat all final drainage reports and plans must be
approved by the applicable agencies.
2. As required by City Code, the applicant shall agree to terms for public and/or private
improvements via a Subdivision Improvement Agreement (SIA).
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Exhibit A

CHERRY HILLS VILLAGE
COLORADO
2450 E. Quincy Avenue
Cherry Hills Village, CO
www.cherryhillsvillage.com

Telephone: 303-789-2541
Fax: 303-761-9386

VICINITY MAP

Page 2|5

Exhibit B

CITY OF CHERRY HILLS VILLAGE, COLORADO
SITE PLAN AGREEMENT
for
DENVER FIRST CHURCH OF THE NAZARENE APPLICATION FOR
SITE PLAN AMENDMENT TO SUPERSEDE 2013 DEVELOPMENT AGREEMENT
This Site Plan Agreement (“Agreement”) is entered into this __ day of ___, 20__, and is made between
Denver First Church of the Nazarene, a Colorado non-profit corporation, whose address is 3800 East
Hamden Avenue, Cherry Hills Village, Colorado 80110 (DFCN) and the City of Cherry Hills Village, Colorado,
a Colorado home rule municipal corporation whose address is 2450 East Quincy Avenue, Cherry Hills
Village, Colorado 80113 (the “City”).
This Agreement shall be effective following execution by DFCN and immediately upon the date of the
authorized execution of this Agreement by the City’s Mayor or Mayor Pro Tem.
RECITALS
WHEREAS, DFCN represents that it is the sole owner of certain real property located at 3800 East
Hampden Avenue in the City, with the following legal description: S 5 FT OF LT 2 & LTS 3 THRU 24 BLK 2 &
½ VAC ALY ADJ & ALL BLKS 3 & 4 & VAC ALYS & RTS/WY ADJ EX R/W FOR HAMPDEN AVE S UNIV PK (“Main
Property”); and additionally represents it is the sole owner of an improved parking lot located to the west
of the Main Property with the following legal description: LOT 1 BLK 1 AMENDED PLAT OF LOT 1 BLK 1
HIGHLINE MEADOWS IN CHERRY HILLS, generally addressed as the 3500 South Block of Monroe Street
(“Overflow Lot”).
WHEREAS, DFCN’s Main Property includes an improved parking lot with 703 parking spaces (“Main Lot”).
WHEREAS, in 2013, the City granted DFCN an Expanded Use Permit, with an effective date of May 7, 2013
(“2013 EUP”), permitting DFCN to construct a Family Life Center. The City and DFCN simultaneously
entered into a Development Agreement in connection with granting the 2013 EUP (“2013 Development
Agreement”).
WHEREAS, the 2013 EUP and Development Agreement required DFCN to construct an improved parking
lot with 264 parking spaces at the location of the Overflow Lot described above, and further required
DFCN to maintain the 703 parking spaces in the Main Lot, for a total of 967 parking spaces between the
Main Lot and the Overflow Lot.
WHEREAS, by Application for Site Plan Amendment (“Application”), filed with the City in June 2020, DFCN
seeks to supersede the requirements of the 2013 Development Agreement requiring DFCN to maintain
the Overflow Lot; and
WHEREAS, DFCN’s Application seeks a reduction of the parking spaces required by the 2013 Development
Agreement, such that DFCN will be in compliance with the parking requirements of Chapter 16 of the
City’s Municipal Code (“Code”) with a total of 703 parking spaces located on the Main Lot.
WHEREAS, DFCN represents that the 703 parking spaces in the Main Lot have been more than adequate
to meet the parking demand generated by DFCN Sunday and Holiday Services and other DFCN events.
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WHEREAS, based on Code Section 16-4-10 and the 2805 fixed seats in DFCN’s Sanctuary (aka,
“Auditorium”), DFCN is required to have a threshold minimum of 935 parking spaces before any reduction
of parking permitted by Code Section 16-4-20 is applied; and
WHEREAS, pursuant to Code Section 16-4-20, DFCN’s Application seeks a 24.8% reduction of the 935 seat
parking requirement generated by the 3:1 ratio in Code Section 16-4-10, such that the 703 parking spaces
on the Main Lot are in conformance with the Code’s requirements, and the need to maintain the Overflow
Lot is eliminated.
WHEREAS, DFCN represents, based on regular data gathering of attendance at Sunday Services, that its
average attendance has been less than 2000 since 2004; and that in 2014 when DFCN completed
construction of the Family Life Center and the Overflow Lot, that its average attendance was below 1000.
WHEREAS, DFCN represents that due to declining attendance at DFCN in the early 2000s, DFCN closed the
balcony in the Auditorium, and has not used the balcony seating for DFCN Sunday Services, Holiday
Services, or Special Events, as defined below, for several years.
WHEREAS, DFCN represents that the opening of the Family Life Center in 2014 did not increase demand
on parking, and that the Overflow Lot has rarely been used since it was improved in 2014;
WHEREAS, contingent on City Council’s approval of the Application, DFCN represents that the Auditorium
balcony will remain closed for Sunday Services and Holiday Services in perpetuity, unless and until the City
grants approval to DFCN to reopen the balcony seating;
WHEREAS, contingent on City Council’s approval of the Application, DFCN represents that it will limit
attendance at Sunday Services to 2100, and at such time that average attendance exceeds 2000 at any
single Sunday Service for four consecutive Sundays, DFCN will add an additional Sunday Service to ensure
that attendance at any single Sunday Services does not exceed 2100.
WHEREAS, DFCN represents that it will limit attendance at Holiday Services to 2100, and at such time that
average attendance is anticipated to exceed 2100 at any single Holiday Service, based on reasonably
available data, such as DFCN’s membership and attendance at Sunday Services, and past Holiday Services,
DFCN shall schedule an additional Service to ensure no single Holiday Service generates attendance in
excess of 2100.
WHEREAS, DFCN represents that it rarely holds events with attendance in excess of 2100 (“Special
Events”), and also recognizes the City’s desire to have a management plan in place for those times when
DFCN does schedule Special Events;
WHEREAS, DFCN is adjacent to two neighboring Churches, Brave Church (“Brave”) and First Plymouth
Church (“Plymouth”), and both Brave and Plymouth have their own designated parking lots;
WHEREAS, DFCN represents that DFCN, Brave and Plymouth have had an informal shared parking
agreement in place for several years to share parking spaces in their respective lots, and have successfully
cooperated in sharing parking in their respective lots with neighboring churches when one of the churches
anticipates a need for parking in excess of that available in its parking lot;
WHEREAS, DFCN represents that Brave and DFCN have reduced their informal shared parking agreement
to a writing titled “Shared Parking Agreement” attached hereto as Exhibit A, that the Shared Parking
Agreement will remain in effect for the duration of the Site Plan Agreement, and that any modification of
DFCN’s obligations pursuant to the Shared Parking Agreement will require prior approval by the City;
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WHEREAS, Section 16-4-20, Parking Reductions, of the City Code provides that the City may grant a
reduction of up to 50% of the parking spaces required by Section 16-4-10, Off Street Parking
Requirements, if the City finds based on a parking study submitted pursuant to Section 16-4-30, Special
Parking Studies, that:
(1) The parking needs of the use will be adequately served, in that the typical parking demands
will not exceed parking supply, and in the case of extraordinary parking demands, appropriate
locations are available to accommodate the additional vehicles; and
(2) If joint use of the parking areas is proposed, the relative hours of peak parking demand among
the uses justifies the reduction in parking spaces based upon shared parking principles.
WHEREAS, DFCN and the City desire to memorialize in writing in this Site Plan Agreement that DFCN has
adequately assured the City that typical parking demands generated by Sunday and Holiday Services will
not exceed parking supply, and that the 703 parking spaces in the Main Lot are adequate for these
regularly scheduled Services, providing a ratio of one parking space for each three fixed seats, based on
an Auditorium with 2100 available seats for these Services;
WHEREAS, DFCN and the City further desire to memorialize in this Agreement that DFCN has adequately
assured the City that the parking demand generated by Special Events at DFCN’s Facilities will not exceed
available parking areas and that parking demand can be effectively managed, thereby supporting the
City’s grant of a 24.8% reduction in the applicable parking standards, as authorized by Section 16-2-20 of
the City Code, and based on an Auditorium with 2805 fixed seats.
WHEREAS, in a hearing before the City of Cherry Hills Village City Council held on __ __, 20__, City Council
approved the Application and parking reduction addressed herein, with the condition that the reduction
be implemented and monitored by the contents of this Development Agreement.
WHEREAS, these recitals are fully incorporated into the text and substance of this Agreement for all
purposes, including enforcement.
NOW, THEREFORE in consideration of the mutual promises, covenants, and agreements between the
parties, the approval by the City of Cherry Hills Village of the Application, and other good and valuable
considerations, the sufficiency and adequacy of which are hereby acknowledged by the Parties, the Parties
agree that the 2013 Development Agreement shall be superseded by the terms of this Agreement, as
follows:
1.0

DEFINITIONS.
“Application” shall mean DFCN’s Application for Site Plan Amendment to Amend the 2013 EUP
and Development Agreement, including supporting plans, studies, documents, maps, drawings
and other illustrations.
“Holiday Service” shall mean a service held by DFCN on or in celebration of Easter or Christmas.
“Recurring Event” shall mean any regularly scheduled event other than Sunday and Holiday
Services held at DFCN that does not generate a demand for parking in excess of 703 parking
spaces, based on a ratio of one parking space for each three attendees at the event.
“Special Event” shall mean an event scheduled by or through DFCN wherein the Executive Director
of DFCN (or other designated DFCN staff member) reasonably anticipates, or objectively should
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anticipate based on available data, including historic parking data for like events, ticket sales,
reservations, invitations and other available data related to attendance that the Special Event will
have an attendance of greater than 2100 persons, or create a demand for parking in excess of 703
parking spaces. A Special Event is mutually exclusive from a Recurring Event, Holiday Service or
Sunday Service, such that Recurring events, Holiday Services and Sunday Services below 2100
person attendance limit shall not be considered a Special Event.
“Sunday Service” shall mean a regularly scheduled weekly Sunday worship service held by DFCN,
with the exception of any Sunday on which a Holiday Service is scheduled by DFCN.
2.0

MANAGEMENT OF PARKING DURING SUNDAY AND HOLIDAY SERVICES IS NOT REQUIRED
Because DFCN has agreed herein to limit attendance at Sunday and Holiday Services to 2100, and
because DFCN has 703 parking spaces available to it in its Main Lot, DFCN has adequate parking
for Sunday and Holiday Services, and management of parking for these Services through this
Agreement is not necessary.

3.0

MANAGEMENT OF PARKING DURING SPECIAL EVENTS REQUIRED.
3.1
Parking Management for Special Events. During any Special Event, DFCN shall employ the
following actions to ensure that adequate parking spaces are made available to serve the Special
Event: (a) comply with the terms of the Shared Parking Agreement entered into with Brave
Church; and (b) prohibit simultaneous use of the Main Property during a Special Event for other
activities, meetings, or events that are outside the normal course of day to day operations and
activities on the Property and that would result in parking demand in addition to the demand
created by the Special Event. Additionally, DFCN will not hold a Special Event at its facilities if it
cannot plan for adequate parking for the anticipated number of attendees of the Special Event,
based on a parking ratio of one parking space for each three anticipated attendees.
3.2
Voluntary Management Encouraged. Nothing herein shall prevent the implementation
of actions deemed appropriate by DFCN for the management of parking during Special Events
such as, but not limited to, valet parking, temporary modification and supervision of parking areas
to increase capacity of exiting parking areas, and contracting for the use of the City’s uniformed
traffic control officers to assist in the directing of traffic and parking in accordance with the City’s
Policy for the City’s Provision of Extra-Duty Police Services.

4.0

PARKING REQUIREMENTS AND REDUCTION GRANTED.
4.1
Parking Requirements/Deficiency. Minimum threshold parking space requirements are
imposed by Section 16-4-10 of the City Code. DFCN’s Application proposes that the Main Property
be served by 703 total parking spaces located thereon. The minimum number of parking spaces
required by the current City Code for DFCN for Sunday and Holiday Services is 700, based on
DFCN’s commitment to limit attendance at Sunday and Holiday Services to 2100, and to maintain
closure of the Balcony during these Services. Assuming the entire Auditorium of 2805 seats is
occupied, the minimum number of parking spaces required by the current City Code is 935 parking
spaces, 252 more parking spaces than that available on the Main Lot.
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4.2
Parking Standard Reduction Granted. Subject to DFCN’s compliance with this Agreement
and the specific conditions set forth in subsection 4.3 below, and consistent with City Council’s
actions on the Application at or after public hearing thereon, the City has approved a 24.8%
reduction in parking, and has further approved a minimum of 703 spaces located on the Main
Property to serve the Main Property and DFCN’s Facilities.
4.3
Conditions of Parking Reduction Approval. The reduction in parking memorialized in this
Agreement shall be subject to conformance with the following conditions:
(A) DFCN shall comply with the terms and conditions of this Agreement.
(B) DFCN shall comply with the terms of the Shared Parking Agreement submitted with its
Application, and will ensure all parties to that Agreement execute the Agreement.
(C) DFCN shall not hold a Special Event without securing parking in addition to the 703 parking
spaces on the Main Property, such that DFCN can provide sufficient parking for attendees at
the Special Event, based on a parking ratio of one parking space for each three anticipated
attendees at the Special Event.
(D) No reduction in parking below 703 spaces shall be permitted except upon City approval of a
new application processed in accordance with Chapter 16 of the City Code.
(E) The balcony in DFCN’s Sanctuary shall remain closed during Holiday and Sunday Services,
unless and until such time the City approves the opening of the Balcony for these Services.
(F) Until such time that DFCN sells or otherwise disposes of its interest in the Main Property, or
any portion thereof, DFCN shall limit attendance at any single Sunday Service to 2100
attendees, and shall schedule additional Sunday Services when attendance at any single
Sunday Service exceeds 2000 for four consecutive weeks, such that no Sunday Service
attendance exceeds 2100.
(G) The following additional restrictions shall also apply to the DFCN’s use of the Main Property:
a. Administrative Area: The use of the administration area within DFCN’s facilities shall
be limited to the administration, operation, and programs of DFCN.
b. DFCN Bookstore. DFCN shall be permitted to operate one retail bookstore as an
ancillary use for the purpose of religious education to serve church members and
attendees at DFCN events. DFCN shall not advertise the bookstore or place any
exterior signage concerning the bookstore at the Property except that interior
directional signage which is not visible outside of the building that is necessary to
direct attendees to the location of the bookstore on the Property shall be allowed.
c. Except as provided herein, DFCN shall be able to use its facilities in conformance with
the terms of this Agreement for Sunday and Holiday Services, Special Events and
Reoccurring Events as permitted by applicable law including the City’s Code.
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(H) DFCN shall maintain a Master Calendar that includes notice of any Special Events scheduled
to occur at DFCN and shall make this available for public access. The Master Calendar shall be
posted and kept current on the DFCN mobile app and shall be available for public access online. The Master Calendar shall be designed to allow for notice of Special Events, and for the
monitoring and management of such until such time that DFCN sells or otherwise disposes of
the Main Property, or any portion thereof.
(I) When and if DFCN sells or otherwise disposes of the Main Property, DFCN shall only do so on
the condition that the purchaser or acquiring party of the Main Property, or any portion
thereof, agrees to be bound by the terms of this Agreement.
(J) DFCN shall maintain the Overflow Lot in accordance with the provisions of the current City
Code, and shall not allow the Overflow Lot to fall into disrepair, until such time that the
property is permitted for site preparation and redevelopment as contemplated in separate
applications to rezone and subdivide the property for single family home use.
(K) In completing site preparation and redevelopment of the Overflow Lot, DFCN shall comply
with all applicable laws, including the adopted uniform building construction, fire and safety
codes of the City.
(L) DFCN recognizes that all dedicated on-street parking within Monroe St. and Jefferson
Avenue right-of-way is intended for use by the general public, and cannot be calculated as
meeting parking requirements for any adjacent use, nor relied upon for use by patrons of
DFCN or adjacent development.
5.0

OTHER PROVISIONS.
5.1
Waiver. A waiver by the City or DFCN to this Agreement or the breach of any term or
provision of this Agreement shall not operate or be construed as a waiver of any subsequent
breach by either party.
5.2
2013 Development Agreement superseded. This Site Plan Agreement shall supersede the
2013 Development Agreement.
5.3
No Waiver of Governmental Immunity. Nothing in this Agreement shall be construed to
waive, limit or otherwise modify any governmental immunity that may be available by law to the
City, its officials, employees, contractors, or agents, or any other person acting on behalf of the
City and, in particular, governmental immunity afforded or available pursuant to the Colorado
Governmental Immunity Act, Title 24, Article 10, Part 1 of the Colorado Revised Statutes, as
amended.
5.4
Binding Effect. DFCN and the City hereto agree that this Agreement, by its terms, shall be
binding upon the successors, heirs, legal representatives, and assigns thereof and shall constitute
covenants running with the Main Property. To the extent permitted by law, DFCN and all future
successors, heirs, legal representatives, and assigns of DFCN shall be jointly and severally
responsible for all terms, conditions and obligations set forth in this Agreement.
5.5
Enforcement. If at any time, CHV determines after reasonable monitoring that DFCN is
not in compliance with the terms of this Agreement, CHV shall notify DFCN in writing, providing
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details of events of non-compliance. Upon receiving such notice, DFCN shall within 5 days provide
in writing a plan to the CHV City Manager setting forth the steps it will take to come into
compliance with this Agreement. CHV shall also have the right to monitor and enforce DFCN’s
compliance with this Agreement pursuant to the enforcement provisions of Chapter 16 of the
Code.
5.6
No Third-Party Beneficiaries. It is expressly understood and agreed that enforcement of
the terms and conditions of this Agreement, and all rights of action relating to such enforcement,
shall be strictly reserved to the City and DFCN, and nothing contained in this Agreement shall give
or allow any such claim or right of action by any other third person on such Agreement. It is the
express intention of the City and DFCN that any person other than the City or DFCN receiving
services or benefits under this Agreement shall be deemed to be an incidental beneficiary only.
5.7

Governing Law. This Agreement shall be governed by the law of the State of Colorado.

5.8
Authority. The undersigned signatories represent that they have the authority to execute
this Agreement on behalf of their organizations and to contractually bind their respective organizations.
DATED THIS __ DAY OF ____ 2020.

City of Cherry Hills Village, a
Colorado home rule municipal corporation

_____________________________________
Russell Stewart, Mayor

ATTEST:

Approved as to form:

__________________________
City Clerk

______________________________
City Attorney

Denver First Church of the Nazarene,
A Colorado non-profit corporation

By: __________________________________
Title/Position:
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Exhibit A: Shared Parking Agreement
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Exhibit C

SHARED PARKING AGREEMENT
THIS SHARED PARKING AGREEMENT (“Agreement”) is made this _day of
_______, 2020, by and between Denver First Church of the Nazarene, located at 3800
Hampden Road, Englewood, Colorado (“DFCN”), and BRAVE Church, located at 3651
South Colorado, Boulevard, Englewood, Colorado (“Brave”).
BACKGROUND AND RECITALS
A.
DFCN is a Place of Assembly, as defined by Cherry Hills Village (“CHV”)
Municipal Code (“Code”). DFCN’s Facilities include an Auditorium with 2805 seats and
a permitted maximum occupancy of 2800, based on Fire Code. DFCN owns and operates
an improved surface parking lot (“DFCN Lot”) with 703 parking spaces, which provides
a supply of 1 parking space for each 4 permitted occupants (1:4) in the Auditorium.
B.
In a Development Agreement tendered as part of DFCN’s Application for Site Plan
Amendment, and pursuant to Code Section 16-4-20(d), DFCN commits to limit attendance
at any single Sunday and Holiday Service, as defined below, to a maximum attendance of
2100, allowing DFCN to supply one parking space for every three permitted occupants at
these Services. (1:3) As such, this Agreement does not relate to sharing of parking spaces
for Sunday and Holiday Services.
C.
Brave is a Place of Assembly, as defined by Code. Brave’s Facilities include an
auditorium with a permitted maximum occupancy of 1300, based on the Fire Code, and a
surface parking lot containing 562 parking spaces (“Brave Lot”). The Brave Lot provides
1 parking space for each 2.3 permitted occupants in the Brave Auditorium (1:2.3).
D.
Infrequently, DFCN hosts a Special Event, wherein the anticipated attendance is in
excess of 2100 attendees. Historically, DFCN and Brave have worked together informally
to share their respective Lots with each other when one of the Churches is hosting an event
that generates a demand for parking in excess of that available to the Host Church, based
on a ratio of one parking space for each three anticipated attendees.
E.
Brave and DFCN enter into this Shared Parking Agreement with the intention of
voluntarily sharing their parking facilities with each other at times when one of the
Churches plans to host an event wherein anticipated attendance will generate a demand for
parking in excess of that which the hosting Church has available on its own Lot, using a
ratio of one parking space for each three anticipated attendees.
NOW, THEREFORE, DFCN and Brave incorporate the recitals set forth above as if a
part of this Agreement, and in consideration of their mutual promises, each to the other, set
forth herein, the parties agree as follows:
A. Definitions.
1.
Sunday Services: Worship services held on a weekly basis on Sunday by Brave
and DFCN, with the exception of any Sunday on which a Holiday Service is scheduled by
Brave or DFCN. Sunday Services are not subject to this Agreement.
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2.
Holiday Services: Annual services held by Brave and DFCN in celebration of
Christmas and Easter. Holiday Services are not subject to this Agreement.
3.
Special Event: A Special Event is an event scheduled by or through Brave or
DFCN (“Host Church”) wherein the Executive Director (or other designated staff
member) of the Host Church reasonably anticipates, or objectively should anticipate based
on historic parking data for like events, ticket sales, reservations, and other available data
related to attendance, that the Special Event will create a demand for parking spaces in
excess of the number of spaces in the Lot(s) owned by or available to the scheduling
Church, using a ratio of one parking space for every three expected attendees. Any event
wherein DFCN reasonably anticipates in excess of 2100 attendees is a DFCN Special
Event. Any event wherein Brave reasonably anticipates attendance in excess of 1686 is a
Brave Special Event.
B.
Shared Parking Agreement: Brave and DFCN agree to cooperate on a voluntary
basis to assist each other in providing adequate on-site parking spaces for Special Events
scheduled by either of the Churches. More specifically, the Churches agree:
a. When the Executive Director (or other designated staff person) of either Brave or
DFCN anticipates scheduling a Special Event at its Facilities (“Host Church”) that may
generate a need for parking spaces in addition to the number available to the Host Church
in its Lot, the designated staff person of the Host Church shall notify the designated staff
person of the other Church (“Neighboring Church”) of the following: (i) the date, time
and nature of the anticipated Special Event; (ii) the anticipated parking and attendance
demand for the Special Event, based on historical data, ticket sales, reservations,
invitations, or other indicators that permit a reasonable estimate of anticipated parking
demand; (iii) a request for access to parking spaces on the Lot of the Neighboring Church
necessary to accommodate the anticipated demand for parking generated by the Special
Event, using a ratio of one parking space for each three anticipated attendees at the Special
Event; and, (iii) any other material information deemed relevant by the Host Church to
provide for scheduling of adequate parking for the anticipated Special Event.
b. The Executive Director (or other designated staff person) of the Neighboring
Church may, in its discretion, agree to provide parking spaces within its Lot to the Host
Church, such that the Host Church has available to it adequate parking for the anticipated
demand of the Special Event, based on a parking ratio of one parking space for each three
anticipated attendees at the Special Event. Any agreement reached between the Churches
wherein one Church agrees to share parking spaces with the other Church for a scheduled
Special Event shall be reduced to a simple writing stating the date/time of the Special
Event, anticipated attendance at the Special Event, the number of parking spaces the
Neighboring Church is agreeing to make available to the Host Church for the Special
Event, and any identification of the location of these shared parking spaces within the
Neighboring Church’s Lot. (“Special Event Parking Plan”) A Neighboring Church shall
only make parking spaces available in its Lot for use by the Host Church to the extent the
Neighboring Church does not have a simultaneous need for the parking spaces to be shared,
using a parking ratio of one parking space for each three anticipated attendees. DFCN
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agrees not to schedule a Special Event, unless DFCN can secure adequate parking for the
Special Event through other sources than from Brave, using a parking ratio of one parking
space for each three anticipated attendees.
c. Upon request, DFCN’s Special Event Parking Plans shall be shared with the City
Manager of CHV (“City Manager”), and those Plans shall be made publicly available
through the CHV, upon request.
C.

Church Covenants:

1.

DFCN Covenants: During the term of this Agreement, DFCN shall:

a. Cooperate with Brave to voluntarily and in good faith provide access to the DFCN
Lot for Special Events hosted by Brave wherein Brave Executive Director reasonably
anticipates the Special Event will generate a demand for parking that exceeds the number
of spaces in the Lot owned by and/or otherwise available to Brave, based on a parking
ratio of one space for each three anticipated attendees.
b. DFCN shall not schedule a Special Event unless it can secure adequate parking
through this Agreement or otherwise for the Special Event, based on a parking ratio of
one space for each three anticipated attendees.
c. Operate and maintain the DFCN in a professional manner, and in accordance with
standards not less than what is consistent with other parking lots operated in CHV.
d. Establish a new Sunday Service any time attendance at any single Sunday Service
exceeds 2000 for more than one consecutive calendar month.
e. Not reduce the existing number of parking spaces available in the DFCN Lot below
that currently required by the Code, except in accordance with the terms of the Code, and
in particular Section 16-4-20.
2.

Brave Covenants: During the term of this Agreement, Brave shall:

a. Cooperate with DFCN to voluntarily and in good faith provide access to the Brave
Lot for Special Events hosted by DFCN wherein the DFCN Executive Director (or other
designated staff person) reasonably anticipates the Special Event will generate a demand
for parking that exceeds the number of spaces in the DFCN Lot and/or otherwise available
to DFCN, based on an parking ratio of one space for each three anticipated attendees.
b. Operate and maintain the Brave Lot in a professional manner, and in accordance
with standards not less than what is consistent with other parking lots operated in CHV.
c. Not reduce the existing number of parking spaces available in the Brave Lot below
that currently required by the Code, except in accordance with the terms of the Code, and
in particular Section 16-4-20.
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D.

Additional Provisions:

1.
WAIVER. The failure or delay on the part of the parties to this Agreement to
enforce or exercise at any time any of the terms and conditions of this Agreement shall in
no way be construed to be a waiver thereof, nor in any way to affect the validity of this
Agreement or any part hereof, or the right of the party to thereafter enforce each and every
such term or condition. No act or thing done by any of the parties to this Agreement shall
be deemed a surrender of its ownership of its Lot.
2.
QUIET ENJOYMENT. Any Church that has access to parking spaces in a Lot not
owned by that Church (“Shared Lot Spaces”) shall peaceably and quietly have, hold and
enjoy the Shared Lot Spaces, subject to all of the provisions of this Agreement.
3.
GOVERNING LAW. This Agreement shall be governed by and construed in
accordance with the laws of the State of Colorado.
4.
SEVERABILITY. If any provision of this Agreement shall prove to be invalid,
void or illegal, it shall in no way affect any other provision hereof and the remaining
provisions shall nevertheless remain in full force and effect.
5.
CAPTIONS/ENTIRE AGREEMENT. The titles to paragraphs of this Agreement
are for convenience of reference only and are not to be construed as defining, limiting or
modifying the scope or intent of any of the terms and conditions of this Agreement. This
Agreement contains all the covenants and agreements between Brave and DFCN relating
in any manner to agreements for shared parking by and between them. No prior agreement
or understanding pertaining to the same shall be valid or of any force or effect and the
terms, covenants and conditions of this Agreement shall not be altered, modified or added
to except in writing signed by DFCN and Brave.
6. ENFORCEMENT. If at any time, CHV determines after reasonable monitoring
that DFCN is not in compliance with the terms of this Agreement, CHV shall notify DFCN
in writing, providing details of events of non-compliance. Upon receiving such notice,
DFCN shall within 5 days provide in writing a plan to the CHV City Manager setting forth
the steps it will take to come into compliance with this Agreement. CHV shall also have
the right to monitor and enforce DFCN’s compliance with this Agreement pursuant to the
enforcement provisions of Chapter 16 of the Code, and CHV is a third-party beneficiary to
this Agreement. For purposes of this Enforcement provision, the legal description of
DFCN’s Facilities located at 3800 E. Hamden in Cherry Hills Village is as follows:
S 5 FT OF LT 2 & LTS 3 THRU 24 BLK 2 & ½ VAC ALY ADJ &
ALL BLKS 3 & 4 & VAC ALYS & RTS/WY ADJ EX R/W FOR
HAMPDEN AVE S UNIV PK

04 Denver First Church of the Nazarene Special Event Shared Parking Agreement
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IN WITNESS WHEREOF, the parties to this Agreement have caused this Agreement
to be duly executed on the date, month and year first above written.

WITNESS:

Denver First Church of the Nazarene

___________________________

By:____________________________
Name:__________________________
Title:___________________________

WITNESS:

Brave Church

____________________________

By:____________________________
Name:__________________________
Title:__________________________

04 Denver First Church of the Nazarene Special Event Shared Parking Agreement
12/14/20 (minor edits from 03), page 5 of 5

Exhibit D

Exhibit E

Aldridge Transportation Consultants, LLC
Advanced Transportation Planning and Traffic Engineering
John M.W. Aldridge, P.E.
Colorado Licensed Professional Engineer

1082 Chimney Rock Road
Highlands Ranch, CO 80126
Tele: 303-703-9112
Mobile: 303-594-4132
Email: john@atceng.com

October 12, 2020

Cherry Hills Village City Council
Cherry Hills Village Planning Commission
2450 E. Quincy Ave.
Cherry Hills Village, CO 80113
RE:

Parking Space Reduction Request - Revised
Denver First Church of the Nazarene

Dear City Councilpersons and Planning Commission Members:
Upon a request from my client, Mr. Randy Smith who represents the Denver First Church of the
Nazarene, I have formed a professional opinion regarding their request to reduce the number of
parking spaces at the Denver First Church of the Nazarene on Hampden Ave. The proposed Site
Plan Approval amendment asks that Cherry Hills Village allows a reduction in the parking
requirements for the Church
and related facilities such
that 264 spaces on the
overflow parking lot on the
west side of of Monroe St.
shall no longer be required
under the City’s code. It is
readily apparent that the
264 overflow parking lot
spaces stand empty even
during Easter and Christmas
services. The graphic shows
the location of the overflow
parking lot, main church
parking lot, and the parking
lots for the adjacent
churches on the south and
east sides.
The main parking lot
surrounding the church contains 703 parking spaces. The First Plymouth Church parking lot
contains 311 spaces and the BRAVE Church parking contains 562 spaces. Total available spaces
between the three Churches is 1,576.
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As detailed on page 4 of this study, the DFCN and BRAVE Churches have agreed to share their
respective lots with each other to accommodate parking demand as needed when either of the
Churches anticipate a demand for parking that exceeds the number of spaces in the lot(s) available
to that Church. The pending agreement specifically excludes the 264 “overflow” parking spaces.
As indicated previously, it is anticipated that these spaces will no longer be required under the
City’s code. The Shared Parking Agreement is currently under review and available under separate
cover.
To determine if this is adequate with the proposed reduction, we reference the Institute of
Transportation Engineers Parking Generation Manual, 5th Edition. This document has
established rates and values for a variety of land uses based on numerous observations nationwide.
It reports the Average Peak Period Parking Demand (“average demand”) that for a church occurs
on Sunday morning between 9 am and 1 pm and Sunday evening between 7 pm and 8 pm.
Per the manual, the average demand can be determined by calculating the square footage at 11
spaces per 1,000 square feet of gross floor area. The number of seats can also determine the average
demand at .22 per seat. As we understand it, the City has amended their Zoning Code to reference
the parking space demand based on the ratio of seats to parking spaces.
The City’s Code for a parking reduction requires a peak parking analysis of at least three
functionally compatible uses. We contend, though, that there is no functionally compatible use
applicable to this situation. The ITE Parking Generation Manual has uses that base the parking
demand on the number of seats i.e. arenas, stadiums, convention centers generally require a ratio
of 1 parking space per 3 seats.
While no functionally compatible use can be found directly, it is useful to consider demand analysis
from comparable houses of worship, and of course consider them “compatible”. This consideration
is provided immediately in a broader presentation of what ITE does. It is useful to also consider
neighboring churches as functionally compatible, and it is not a coincidence that their parking
generation is well within the ITE averages.
In 2019 from February 24 to June 30 a comprehensive parking demand analysis was undertaken by
the three Churches. It included counting the number of occupied parking spaces for each Church
during each service time. This is the best available data on parking demand and usage. Note that
accurate historic attendance data at all three churches is not available as there are no verifiable
count data. The following table provides a summary of the analysis. It also includes the peak period
parking demand for each Church based on the ITE Parking Generation Manual empirical data.
Parking Space Analysis Summary

Church

Dedicated
ITE Parking Space
Actual Parking Space
Seating Capacity Parking Spaces Average Peak Period Demand* Average Peak Period Use

Total Average Peak Period
Actual UNUSED Spaces

Denver First Church

2864

703

630

323

380

Brave Church

1300

562

286

346

216

Plymouth Church

420

311

92

176

135

TOTAL

4584

1576

1008

845

731

*Average Peak Period Demand based on ITE Parking Manual 5th Edition on Sunday - .22 spaces per seat.
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The table shows the seating capacity of each Church, the number of dedicated parking spaces
(includes handicapped spaces), the Average Peak Period Parking Demand based on the ITE Parking
Generation Manual (.22 spaces per seat), the Actual Average 2019 Peak Period Use (highest service
time use – generally the later service) parking space occupancy, and the Total Average Peak Period
Actual Unused Spaces. (Note: Since the parking counts were conducted, DFCN has reduced the
seat count in the auditorium from 2,864 to 2805.)
It is important to note that the Average Peak Period Parking Demand from the ITE Parking
Generation Manual is quite close to the Actual Average Peak Period Use from the comprehensive
2019 survey. This indicates that the ratio of .22 is a reasonable estimate. The previous ratio from
the 4th Edition fo the Parking Generation Manual is even closer at .20 spaces per seat (904 vs. 994).
Regardless the number of Total Average Peak Period Unused Spaces is significant at 725, almost
50 percent. At the Denver First Church the actual unused spaces is approximately 59 percent of the
available.
The following chart provides a graphic display of the historic 2019 parking inventory and analysis.
It shows that only once on Easter Sunday did the peak period use exceed 1,000 occupied spaces
out of 1,576 total available.

2019 Occupied Spaces per Church and Total
DFC

Brave

Plymouth

Total

1600
Max 1576

1400
Easter Sunday

1154

1000

928

800

777

823 791

778

411
370

400

528
440

465

816

772 809 798

742

817
733

368
331 341
326 322
318
302 338

358323
352
336
308 294
295
282

150 153 186 170 129 145 158

156 153 123128

333
323
305 337

325 317
285
284 292 318
208
206
188
156
147 165
112

200

869

823

600

Date

Sunday, Jun 30

Sunday, Jun 23

Sunday, Jun 16

Sunday, Jun 9

Sunday, Jun 2

Sunday, May 26

Sunday, May 19

Sunday, May 12

Sunday, May 5

Sunday, Apr 28

Sunday, Apr 21

Sunday, Apr 14

Sunday, Apr 7

Sunday, Mar 31

Sunday, Mar 24

Sunday, Mar 17

Sunday, Mar 10

Sunday, Feb 24

0

Sunday, Mar 3

Nuber of Spaces

1200
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While ITE parking generation ratios are used to determine the average peak period parking demand,
ITE also provides a range of ratios for churches from .13 to .65. This study shows from attached
empirical data that the average peak period demand on a Sunday morning is less that the average
at .20. The ITE average is .22 which essentially 1 space per 4 seats. As noted in the study the
average is based on observations at 23 churches throughout the nation.
Two of the three Churches, DFCN and BRAVE, have formally agreed to share their respective lots
with each other to accommodate parking demand when any of the Churches anticipates a demand
for parking that exceeds the number of spaces in the lot(s) available to that Church. This agreement
will enable the provision of 1,265 (703 + 562) total spaces. When BRAVE and DFCN are
concurrently occupied with 1,300 and 2,100 attendees respectively, the 1,265 spaces will exceed
the Code required total of 1,133 with each church in compliance with the parking requirements of
the City of Cherry Hills Village. The agreement also goes further with the understanding and
definition that any event at DFCN that exceeds 2,100 attendees will be defined as a “special event”.
When such special events are identified, each Church has agreed not concurrently schedule services
or activties. The result is if and when DFCN is fully occupied once or twice a year (as is typical),
BRAVE will not be, and access to BRAVE’s 562 spaces will be clearly available. Note the
attendance at DFCN above 2,100 typically involve special funeral services, and primarily held on
weekdays. Holiday services do not exceed this attendance figure. With access to BRAVE’s 562
spaces, DFNC special event parking supply will exceed the maximum special event parking
requirement of 955 spaces, due to provision of a total of 1,265 spaces. The Shared Parking
Agreement is expected to be fully executed in the coming weeks and is available under separate
cover.
Regardless of the unused spaces during the Average Peak Period Demand, the two Churches have
agreed to share their respective lots with each other for events that would exceed the capacity of
the parking spaces available to each Church. This also demonstrates that there is no need to include
in the parking space calclations the 264 “overflow” spaces on the west side of Monroe St. The
development agreement and the shared parking agreement associated with any approved DFNC
parking reduction will be enforceable on DFCN, in part through oversight of all special events, as
defined. In addition, any potential future amendments to each lot will be subject to land
use/permitting review by the City of Cherry Hills Village, enabling the obligation to share and
cooperate on the use of each parking lot to be fully supervised and enforced by the City.
With respect to the potential impact on traffic operations the reduced parking spaces will not affect
the current level of service and safety of the adjacent streets and intersections. The redevelopment
of the property will have some impact on the peak hour operations particulary at the intersection of
Monroe St. and Hampden Ave. The intersection is fully developed with a left turn in lane and twoway stop sign traffic control. The left turn out (northbound to westbound) is prohibited by signing,
The left turn can be accomplished via Jefferson St. to Colorado Blvd. and then to Hampden Ave.
intersection. It is highly unlikely that any use on this site will require mitigating the impact with
geometric changes or traffic control devices.
Based on the evidence presented herein, it is my professional opinion, that the 703 spaces in the
main parking lot is adequate to accommodate the average peak period parking demand based on
the number of seats. In addition the Shared Parking Agreement between DFCN and BRAVE is
added insurance that for any special event held by either DFCN or BRAVE there will no parking
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issues. The overflow parking lot is unnecessary and should be repurposed for a better and more
productive use. It is also my opinion that any type of redevelopment of the site will not cause
operational or safety problems on the adjacent streets and intersections that would require
mitigation.
Respectfully submitted,
Aldridge Transportation Consultants, LLC

John M.W. Aldridge, P.E.
Principal
ATC is professional service firm specializing in traffic engineering and
transportation planning. ATC’s principal, John M.W. Aldridge, is a Colorado
licensed professional engineer. In the past 20 years, ATC has prepared over 1,000
traffic impact studies, designed over 100 traffic signals, and has provided expert witness testimony on engineering design
and access issues on multi-million-dollar interchange and highway projects in Kansas and Colorado.

cc:

Mr. Chris Cramer, CHV
Mr. Paul Workman, CDV
Mr. Randy Smith, Denver First Church of the Nazarene
Mr. Mike John, Denver First Church of the Nazarene
Mr. Steve Ferris, Real Estate Garage
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Denver First Church of the Nazarene
3800 E. Hampden Avenue
Cherry Hills Village, CO 80113
Email: sferris@realestategarage.net
Phone: 303-761-8370
June 18, 2020

City of Cherry Hills Village
Attention: Mr. Chris Cramer and Mr. Jim Thorsen
2450 East Quincy Avenue
Cherry Hills Village, CO 80113
RE: Statement of Justification to Rezone 3.3 Acres West of Monroe Street, 3500 S. Monroe Street,
Cherry Hills Village
Chris and Jim, and Other Elected and Appointed Officials of Cherry Hills Village:
Pursuant to the application requirements to rezone land in the City of Cherry Hills Village, please accept
the below justification for rezoning of this parcel of land, pursuant to both the application form provided
by City staff and Section 16-4-20 of the Cherry Hills Village code. Per our discussions on processing, this
application requires simultaneous and separate approvals of a site plan (amending a 2013 EUP) and
subdivision by the City Council. Per the pre-application conference held with city staff on June 15, 2020,
all three applications are intended to be processed roughly simultaneously, which is to say within
meetings held on the same date. However, while simultaneous processing of separate applications is
anticipated, it is legally important for all stakeholders within all three applications to limit the review of
each application to its associated impacts, and under the review criteria established within the City’s
code for each respective review. For example, the consideration of the reduction in parking under
Cherry Hills Village Code Section 16-4-10 cannot consider the criteria and impacts of rezoning or
subdivision review, and vice versa.
The City’s application form seeks a graphic of the land in question along with a description and sketches
of the proposed uses or structures. This information is presented in the attached plan. The application
also seeks a time schedule for new uses and construction. Assuming approval of the subdivision in 2020,
improvements/lot preparation can be expected to begin in 2021, with construction of up to 4 homes
mostly likely between 2021 and 2025.
A statement of justification for the rezoning, including applicable criteria of Municipal Code, is also
sought, including discussion of the following 2 conditions. This discussion follows, with the listed
conditions in bold and italics. The analysis clearly provides justification for the rezoning.
1. Change in area conditions. The most likely change in conditions can be found in the proposed
removal of the requirement to park cars on the land (intended to be simultaneously processed
with this request). Assuming this site plan approval and parking reduction is approved, the land
will be available for use as an institutional use under R-1 zoning. R-1 zoning could include
another church, place of assembly, school, park, or major utility facility, without this requested
rezoning. A broad scope of religious-based uses could also be entertained by the landowner.
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This change in conditions could be removed by rezoning to only residential uses, such as that
allowed under the proposed new zoning category of R-4.
Another way to consider a change in area conditions would involve reexamination of the 2013
rezone from R-3A to the current R-1. With the basis for that rezone (parking) no longer in play,
the change in conditions used to justify that rezone would apply. This change in area conditions
essentially documents the fact that the church and institutional uses east of Monroe preceded
the residential uses believed to be originally zoned prior the 1990’s. The church acquired the
affected land in 1997, but did not formally occupy and use the land until 2014. Now, with the
church recognizing that its use of the land for parking is no longer needed, a reversion of the
land to its former residential status is appropriate.
The following aerial photographs of the church and surrounding land, taken from Google Earth,
document this history. Note that the land was zoned residential until 2013, after which it
became R-1 to accommodate the parking lot constructed in 2014. In addition, while the church
has been in operations since the 1970’s the adjacent Covington subdivision residential land was
only developed in the early 2000’s. Until 2013, the land was platted for 5 residential homes as
part of that subdivision. In addition, in 1997, the church sought to vacate the then gravelsurfaced Monroe Street right-of-way between the 3.3-acre parcel and the Church, but was
denied. Moreover, the City of Cherry Hills Village passed an ordinance in 2007 preventing the
3.3-acre parcel from being incorporated into the Church’s core, 10-acre parcel, apparently with
the goal of preserving the land’s then residential status. This ordinance, and the preservation of
Monroe Street as public ROW, exhibited foresight on the part of the City, as it now has the
effect of enhancing and preserving the ability of the land to serve the desired residential uses.
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2. Suitability of the site to the proposed use, including Conformance to the Master Plan for the
area. Because the site was previously platted for 5 lots and included as part of the Covington
subdivision, it is uniquely suited for the proposed use (allowed by the proposed rezoning) of 4
single family homes. In addition, the 4 lots can be all directly served by an existing street, South
Monroe, and abut the Highline Canal Trail. The Highline Canal Trail adjacency is ideal for
residential, enhancing both the residential character and the canal itself. The proposed use is
actually much more suitable than the existing use of a parking lot.
The 2008 Cherry Hills Village Master Plan designates this parcel as “institutional” and adjacent
residential land as “medium-density residential”. At the same same time, Appendix B of the
Master Plan identifies the parcel as part of the Covington HOA or subdivision and mediumdensity residential. The discrepancy between each map may be a mapping oversight. Or, it could
be based on the fact that in 2008 the land was zoned residential and platted for 5 lots, but
owned by the Denver First Church. “Medium-density residential” is defined as “….single-family
residential land use on parcels of 16,000 square feet or larger - typically zoned R-3a, R-4 or R-5.”
The lots proposed for rezoning to R-4 in this subdivision will be 28,000 to 36,000 square feet in
size (averaging ¾ of acre).
Conformance to the Master Plan for the area can also be found the following goal statements,
objectives, and principles in the plan.
Principle Vision Statement:
The Village – a safe, low-density, residential community.
It is the desire of the citizens of Cherry Hills Village to maintain the established character of the
community through the implementation of the Village’s planning goals and strategies,
regulations and decisions. This vision for Cherry Hills Village is defined by:
• semi-rural character, views and open feel of the Village; while
• strategically addressing issues and pursuing Village policy in a fiscally sound manner.
Applicable Land Use/Developments Goal/Strategies:
Maintain the existing land use and development pattern.
Strategies: 1. Discourage rezoning property that would increase residential density or intensity
from what is allowed through the Village’s current zoning regulations or identified in the future
land use/development map.
Applicable Village Character Goals/Strategies:
The goals and strategies set forth below are based on the following guiding principles:
1. The predominant future Land Use element for the Village will remain single-family residential.
2. The enhancement and improvement of public, common and private areas of the Village,
including streets, streetscapes, trails and open spaces, should emphasize a semi-rural, pastoral
and open character.
3. Regulations on development should respect private property rights of all property owners.
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4. Basic standards regulating the scale of buildings and compatibility of uses can reinforce the
desired Village character.
In sum, if Cherry Hills Village truly identifies itself as a low-density, single-family residential community
with a semi-rural character, there is every reason to create more residentially-zoned land, and no reason
to preserve R-1 institutionally-zoned land, particularly if that land was previously zoned residential. In
addition, the proposed rezone would be fiscally sound, inasmuch as it will create additional taxable land.
Finally, the proposed rezone does NOT increase residential density or intensity from that allowed under
the current zoning regulations.

ADDITIONAL DISCUSSION AND CODE COMPLIANCE
Section 16-4-20 of the code states that: “Rezoning shall be allowed only in strict compliance with the
standards of this Section.” It further states that an application for rezoning may be approved if it is
demonstrated that ANY of below conditions exist. The listed conditions are noted in bold and italics
below, and individually followed by analysis and discussion. This listing shows that at least 2 of the 4
conditions are met.

a. The existing zoning was implemented in obvious error, and the rezoning is necessary to
correct the error. As noted in the “Change in Area Conditions” discussion elsewhere in this
justification, the consideration of the “original” zoning could include the current rezoning of
R-1, institutional, or the pre-2013 zoning of R-3A, variable lot residential. The zoning in
place prior to R-3A could also be considered, although R-3A was created primarily to
accommodate the Covington neighborhood residential configuration, and cannot be
reverted to because of the total land area provision within that zoning district. In sum,
either an error in R-3A zoning exists because of the minimum land area restriction, or an
error in R-1 exists because parking for the adjacent church is no longer required. One could
also argue that removal of the land from residential use was not in conformance with the
Master Plan. As documented in the site plan approval application for the property, the use
of the land for parking has been virtually non-existent. Because the land was rezoned to R-1
to accommodate this unused parking lot, it strongly suggests the basis for rezoning was
implemented in error. The rezoning to R-4 is necessary to adequately correct this error.
b. Two (2) adjacent lots that are located in different residential zoning districts are
consolidated into a single lot, and the rezoning will apply the less intensive zoning district
to both lots ( e.g. , an R-3 zoned lot is combined with an R-1 lot, and the owner of the
combined lot seeks to rezone so that the consolidated lot is zoned R-1). This standard may
not be on point, but it is analogous to consider the land surrounding the affected property.
The property proposed for rezoning abuts residential zoning district boundaries on the west
and south boundary lines, abuts the boundary of the municipality on the north, and abuts a
public right-of-way on the eastern boundary. Thus, it is arguable that the rezoning is
necessary to achieve adjustment to the less intensive, abutting residential zoning districts.
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c. A lot line adjustment is approved along a lot line that is also a zoning district boundary
line, and the rezoning is necessary to achieve a corresponding adjustment in the zoning
district boundary line. This standard is not applicable because this is not a lot line
adjustment.
d. The proposed new zoning district will better facilitate implementation of the City's Master
Plan. As noted in the discussion of conformance with the Master Plan previously in this
justification, the new zoning district will better facilitate implementation of the Master Plan,
in part because it will enhance the desired semi-rural character of Cherry Hills Village.
Facilitation is apparent by the replacement of an asphalt parking lot by 4 homes with an
average lot size above that of the Covington subdivision.

CONCLUSION
In sum, the justification to allow this rezoning is compelling, primarily because the property has always
been intended as residential. This is evidenced by the fact that the land was platted and zoned for 5
residential lots prior to 2013, and was historically included within the abutting Covington residential
subdivision. It was previously rezoned from its residential character to accommodate a parking demand
that has proven to be non-existent.
In addition, returning the property to its prior residential use will facilitate implementation of the City’s
Master Plan. The rezoning from R-1 (institutional) to R-4 (residential) will allow for the creation of 4
residential lots compatible with the adjacent, surrounding residential community on 2 sides, and the
Highline Canal Trail recreational amenity. While the Cherry Hills Village Code only calls for any of 4
conditions to be met in order to approve a rezone, approval of this rezone can rely upon the fact that it
meets at least 2 of the 4 conditions required by the Code.
Thank you for your consideration,

Steve Ferris
Representing Denver First Church of the Nazarene

Attach: Graphic of the Land Including Description of Proposed Uses & Structures, dated June 18, 2020

cc:

Darren Reed, Pastor
Steve Ferris, Real Estate Garage
Valissa Tsoucaris, Esq.
Randy Smith, Executive Pastor
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Denver First Church of the Nazarene
3800 E. Hampden Avenue
Cherry Hills Village, CO 80113
Email: sferris@realestategarage.net
Phone: 303-435-5393
December 10, 2020

City of Cherry Hills Village
Attention: Mr. Chris Cramer and Mr. Paul Workman
2450 East Quincy Avenue
Cherry Hills Village, CO 80113
RE: Land Dedication and Other Requirements for Sketch and Preliminary Plat, 4-lot Subdivision of 3.3
Acres West of Monroe Street, 3500 S. Monroe Street, Cherry Hill Village
Chris and Jim, and Other Elected and Appointed Officials of Cherry Hills Village:
Pursuant to the Sketch and Preliminary Plat application requirements to subdivide land in the City of
Cherry Hills Village, and Cherry Hills Village Code Sections 17-3-110 (b), (c), & (d) please accept the
below information. In addition to the code requirements, the City’s application form seeks a graphic of
the land in question along with a description and sketches of the proposed uses or structures. This
information is presented in the attached plan.
The application also seeks a time schedule for new uses and construction. Assuming approval of the
subdivision in 2020, improvements/lot preparation can be expected to begin in 2021, with construction
of up to 4 homes mostly likely between 2021 and 2025.
Per our discussions on processing, this application requires simultaneous and separate approvals of a site
plan (amending a 2013 EUP) and rezoning by the City Council. Per the pre-application conference held
with city staff on June 15, 2020, all three applications are intended to be processed roughly
simultaneously, which is to say within meetings held on the same date. However, while simultaneous
processing of separate applications is anticipated, it is legally important for all stakeholders within all three
applications to limit the review of each application to its associated impacts, and under the review criteria
established within the City’s code for each respective review. For example, the consideration of the
reduction in parking under Cherry Hills Village Code Section 16-4-10 cannot consider the criteria and
impacts of rezoning or subdivision review, and vice versa. That said, prior to a preliminary review of this
subdivision, we are anticipating a consideration of sketch plan review by P&Z as an initial step, as under
the code is must preceded preliminary plat review by P&Z and City Council.

Land Dedication (Sec. 17-3-110(b))
This section of the City’s code requires a dedication of land for open space and trail purposes equal to
7.5% of the area of the subdivision, or 10,881 square feet for this 145,080 square feet of gross land area.
This application proposes to dedication 14,899 square feet, or just under 37% above that required by
the Code. The proposed open space land consists of the northern easement/trail area along Hampden
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Avenue, and is being dedicated pursuant to paragraph 5 of the “Easement Agreement for Public NonMotorized Recreational Trail” recorded at Arapahoe County Clerk Reception #D900446.
Documentation of Essential Items (Sec. 17-3-110(c))
This provision seeks evidence that water supply, sewage disposal, electricity, gas,storm drainage, and
communications can be provided to the site. The attached letter provides evidence for water supply
from Denver Water. Sewage disposal will either be provided by Hillcrest or the Cherry Hills Village Water
and Sanitation Districts. Currently, both have capacity and have provided tap fee estimates, but the
ability of either district to connect to the existing sanitation line in Monroe Street is being analyzed, as
each district has respective manholes and service that can be connected in the intersection of Monroe
and Jefferson. Electricity and Gas will be provided by Xcel Energy, per the attached letter. Storm
drainage will be handled per the plan provided as part of this application. It will reduce the volume of
flows that are currently handled by the parking lot, due to the increase if pervious (not paved) coverage,
but will duplicate existing flows to the east and Wellshire. Communications will be handled by
CenturyLink, and a will-serve letter is anticipated.
Summary of Improvements (Sec. 17-3-110(d))
The improvements necessary to prepare the 3.3-acre site to handle 4 buildable lots are not extensive
given the fact that the land has been previously platted for 5 lots. Access and utilities will be accessible
from the abutting Monroe Street right-of-way, where all lots will have a minimum of 100 feet of direct
frontage. The summary plan for this work is intended to address all the information needed to approve
Sketch and Preliminary plat with the City. It is anticipated that much more additional detail will be
compiled and addressed within Final Subdivision Plat approval, wherein all technical details and posting
of necessary security and agreements will be documented. All construction work will begin only after
Final Subdivision approval of the subdivision is granted. The summary of key features:
1. Lot preparation. Existing paving and subsurface drainage infrastructure will be removed only
after Final Subdivision approval and lot development is ready to occur. The impervious materials
will be recycled and the land will be revegetated with native grasses and shrubs, as well as
graded to present the desired 4-lot subdivision. Building pads are expected to be established
and informally marked for ease of understanding of future home locations. Grading details and
subsurface work will also be installed per the Concept Drainage Analysis and Grading, Erosion,
and Sediment Control (GESC) Plan dictated by the City of Cherry Hills Village and Denver Water.
All site preparation will observe the construction mitigation requirements of the City of Cherry
Hills Village and any Good Neighbor Agreement for construction mitigation (as currently
contemplated). Stormwater management details are discussed below and in the attached plan.
2. Concept Drainage Analysis/Grading, Erosion, & Sediment Control (GESC). This plan is presented
and has been completed with the input of City Engineer and Denver Water. Denver Water input
is required due to its management of the Highline Canal, and its prohibition of drainage to the
Canal. Runoff will be initially directed from the north to the south of the site, with flows from
each lot taken to a swale running roughly parallel to the Highline Canal Trail and draining to the
southwestern corner of the land, whereupon it will be held in a sedimentation basin, taken to
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the stormwater inlet and existing infrastructure in Monroe Street, and to the Denver First
Church parking lot. This pattern of flow to the Denver First Church parking lot inlet is historical,
as it exists within the current parking lot, and also consistent with the drainage flows from the
larger Covington HOA.
Note that the GESC consists of a detailed drainage analysis that accommodates both interim
land preparation for development as a 4-lot subdivision, including construction management of
the removal of materials, as well as long-term subdivision development. It is intended to
effectively prohibit ANY runoff from the site to the Highline Canal, with the exception of
catastrophic events. Both the concept drainage analysis and GESC will be supplemented by a
Phase III drainage study and detailed constructions drawings, which are typically required at
final plat and/or prior to subdivision construction.
3. Sanitary Service. An existing stormwater line in Monroe Street extends 325 linear feet from the
norther end of Monroe Street to an uncertain connection in the intersection of Monroe and
Jefferson. This line will either be improved or replaced. It will be subject to an improvements
guarantee, in order to be fully relied upon, including:
- Extension of the line northward to ensure it can serve the northernmost lot;
- Confirmation of connection to the appropriate service line and service district in the
intersection of Monroe and Jefferson; and,
- Cleanout and complete video of the line, with a final inspection, to ensure its adequacy.
4. Water, gas, electric, and communications. Will-serve letters are attached or will be obtained
shortly for these services. In general, these services are easily accommodated within adjacent
right-of-way and a utility easement that runs parallel to the west side of the street.
5. Home Construction and Design Review. The 4 proposed building lots will either be sold as one
and/or individually marketed to buyers looking to construct homes for habitation or sale.
Permitting of their construction will be subject to review by the City of Cherry Hills Village and
its codes. In addition, the homes are proposed to either belong to the Covington HOA, and as
such will be subject to its rules and design review, or will create its own, new, 4-lot HOA, with its
own covenants and restrictions. This is expected to be formalized and resolved within Final Plat.
Thank you for your consideration,
Steve Ferris
Representing Denver First Church of the Nazarene
Attach: 1. Subdivision Plan
2. Concept Drainage Analysis and GESC
3. Will-serve letters from Denver Water, Xcel, and Cherry Hills Village Sanitation District
cc:

Darren Reed, Pastor
Valissa Tsoucaris, Esq.
Neil Rimington, DFCN
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Exhibit J

July 1, 2020

Russell Stewart, Mayor
Katy Brown, District 6 Council Member, Mayor Pro Tem
Jim Thorsen, City Manager
Chris Cramer, Community Development Director
City of Cherry Hills Village
Subject:
Opposition to Denver First Church’s Application to Rezone 3.3 Acres West of Monroe Street, 3500 S.
Monroe Street, Cherry Hills Village
On behalf of the Covington HOA and surrounding neighbors, I wanted to inform you that we oppose the
application put forth by Denver First Church (DFC) on June 18, 2020 because we have not reached
agreement with DFC on the three main issues that we have raised, beginning in December 2018:





parking mitigation measures,
future management of the proposed vacated land (currently a maintained parking lot), which
DFC only proposes to ‘entitle’ to be developed into residential properties (as opposed to taking
accountability for a redevelopment and providing to its neighbors a detailed development plan
with timelines, etc.) and
retention of the brick wall and green belt south of existing West Monroe over-flow parking lot.

When we last discussed these issues in detail with DFC representatives in April, 2020, we informed them
that we were not close to an agreement, and we would oppose an application that they submit prior to
reaching agreement on the issues. They decided to submit the application anyway.
We welcome the opportunity to meet with you and discuss the issues that we have raised consistently
over the last 1-1/2 years. Please let me know when the city plans to put this on the agenda for public
feed-back, whether in pre-hearing or final city council hearing fora.
Kind regards,

Pasquale Riggi
27 Covington Drive
On behalf of Covington HOA and surrounding neighbors

From:
To:
Cc:

Pasquale Riggi
Chris Cramer; Jay Goldie; Paul Workman; Ethen Westbrook
Lynda Reifman - CPMG; Deb Price; Doug Hunter; Terrie and Bert Johnson; Terri Johnson; JAMES TURNER; Greg
Stevinson; Rich Imber; Winslow Waxter; Richard Waryn; Liz Waryn; Cortez Miles (Denver); JAN CORTEZ
Covington HOA Objection Statement - Jan 12, 2021 Public Hearing - Denver First Church"s proposed rezoning of
parking lot on the 3500 South Block of Monroe Street
Thursday, January 7, 2021 12:45:20 AM

Subject:
Date:

On behalf of the Covington HOA, please find below our objection statement for your
consideration prior to and during the public hearing on January 12, 2021 for Denver
First Church's proposed rezoning of the parking lot on the 3500 South Block of
Monroe Street. As you are aware, despite our efforts to work with Denver First
Church since late 2018 to progress our issues and concerns, we have found no
common ground to move forward. Therefore, we cannot lend our support to their
rezoning proposal.
The objection statement below has been drafted, reviewed and approved by the
committee, working the issues with Denver First Church from 2018-2020, and the
current Covington HOA Board. As you will see in the objection statement, there are
many questions which we direct to the City of Cherry Hills Village. We look forward to
your views and answers to these questions during the January 12, 2021 public
hearing.
Kind regards,
Pasquale Riggi
27 Covington Drive
Objection to Rezoning Application for the 3500 South Block of Monroe Street

The Covington HOA and other neighbors hereby submit this formal objection to the
proposed rezoning of the 3500 South Block of Monroe Street (Overflow Lot) as
submitted to the City of Cherry Hills Village (CHV) by Denver First Church of the
Nazorean (DFCN). These objections have been made clear to DFCN during several
meetings, which began in late 2018 and continued into 2020.
The main reasons for the objection are as follows:

- Parking Requirements and Management
o The overflow parking lot was completed only 7 years ago in 2013. It
continues to be used to this day and provides the necessary buffer parking
requirements for the many special events that DFCN continues to host.
o The DFCN main sanctuary can seat 2,805 people. As per Code Section
16-4-20, DFCN is required to have 935 parking spaces (or 2,805 fixed seats
/ 3 = 935 parking spaces). The DFCN main parking lot only has 703
parking spaces, and so an overflow parking lot is required by code.

Furthermore, DFCN has a massive gym/event facility that can
accommodate as many, if not more, than the 2,805 seats in the main
sanctuary. How does CHV factor this into parking requirements for events
that do not occur in the main sanctuary or multiple events, etc? In other
words, an argument could be made for a parking requirement far
exceeding 935 parking spaces.
o DFCN says that their attendance has declined in recent years, and they
no longer need (or will use) all of the 2,805 fixed seats. However – church
attendance always fluctuates, and parking requirements should not be
based on near term attendance figures. It was only 7 years ago when
additional parking was needed. What will be the requirements 2-5 years
from now? Nobody knows, but if there isn’t adequate parking, the
neighborhood will pay the price.
o DFCN’s has proposed that they will limit attendance to 2,100 people.
How do you predict attendance before the service? Will DFCN actually
turn people away when they have an additional 700 empty seats to fill?
How does CHV police this? Will CHV be providing the manpower required
to monitor church services attendance at DFCN? Again, the neighborhood
will pay the price when there isn’t adequate parking.
o DFCN has proposed a Shared Parking Agreement with the two other
churches in the area to manage overflow parking for special events. This
agreement has no set term, no specific enforceable consequences if not
adhered to and lacks any practical means of applying it. What are the
consequences when one of the churches fails to comply? If the
consequences (like fines) can be included, does CHV enforce this? Does
CHV have the manpower to enforce this? What is the compensation to the
Covington Neighborhood when cars park on Covington Drive instead?
This shared parking agreement seems to be more of an agreement in
principle that cannot be put into enforceable practice. So why would CHV
ever agree to this if it cannot enforce it?
o A much more practical solution is to use DFCN’s grass lot on the south
side of Jefferson Ave as an overflow parking alternative. However, DFCN
has been unwilling to commit to this lot as an overflow lot should the
Monroe overflow lot be rezoned for residential development. DFCN has
shown no willingness to compromise on this seemingly obvious and logical
solution.

- Residential Redevelopment Commitment, Timeline and Specific Plans
o In late 2018, when DFCN first shared their wish with Covington HOA to
rezone the Overflow Lot for a residential redevelopment, they stated that
they would be working closely with a developer to place 3 homes on the
rezoned area. In early 2019, and several times after, inquiries into the
specifics of the redevelopment were met with vague answers. To date,

Covington HOA has received nothing specific regarding timeline, plans or
any other details apart from DFCN’s general notion to place 3 or 4 houses
in the area.
o Clearly, DFCN does not wish to commit to owning, evolving and
managing a redevelopment of the property as it initially proposed. Instead
it only wishes to rezone the Monroe overflow parking lot and entitle it for
sale. This change of plans became evident in 2020 when they admitted to
this much easier plan for them. However, it passes all the hassles, risks
and uncertainties to the Covington neighborhood and other
neighborhoods in the area.
o DFCN has been unable and/or unwilling to answer the following: When
will the parking lot be demolished? After removal of the parking lot, how
long will there be a dirt lot instead of a maintained parking lot? How long
will it take to begin construction? When will construction be completed?
How many developers are involved? What is timeframe start to finish?
These are just the obvious unknowns to start with. After there is a plan
and timeline in hand, we would be able to ask much more specific
questions to address our concerns.

In summary, it comes down to what we know now vs. all the uncertainties that DFCN is
asking Covington to accept. Right now, there is a maintained overflow parking lot that
provides adequate parking buffer for the several events that occur at DFCN during the
year. DFCN would like Covington to ignore their previous commitment in 2013, give that
parking lot up, take on the consequences for inadequate parking in the future in
exchange for a dirt lot on the 3500 South Block of Monroe Street that could sit there for
the next 25 years or more. Why would we or any other neighborhood agree to such a one
sided proposition, trading the one known for so many unknowns and risks, which have
to be managed by the neighborhood instead of DFCN.

From:
To:
Cc:
Subject:
Date:
Attachments:

Howard Janzen
Chris Cramer; Jay Goldie; Paul Workman; Ethen Westbrook
Pasquale Riggi
Jan 12, 2021 Public Hearing - Covington HOA Objection Statement for Denver First Church proposal to rezone
Monroe Street Overflow Parking Lot
Thursday, January 7, 2021 7:04:01 AM
image001.png
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All,
I have attached the Covington HOA objection to the Denver First Church
rezoning application for the 3500 South Block of Monroe Street.
As a homeowner on Covington Dr, I have concerns about the uncertainties
raised by this application and request your careful attention to this matter.
Best,
Howard

howard e. janzen
720.729.0050 l office
913.461.9800 l mobile
720.389.8965 l fax
howard.janzen@JanzenVentures.com

Objection to Rezoning Application for the 3500 South Block of Monroe Street

The Covington HOA and other neighbors hereby submit this formal objection to the
proposed rezoning of the 3500 South Block of Monroe Street (Overflow Lot) as
submitted to the City of Cherry Hills Village (CHV) by Denver First Church of the
Nazorean (DFCN). These objections have been made clear to DFCN during several
meetings, which began in late 2018 and continued into 2020.
The main reasons for the objection are as follows:

- Parking Requirements and Management

o The overflow parking lot was completed only 7 years ago in 2013. It
continues to be used to this day and provides the necessary buffer parking
requirements for the many special events that DFCN continues to host.

o The DFCN main sanctuary can seat 2,805 people. As per Code Section
16-4-20, DFCN is required to have 935 parking spaces (or 2,805 fixed seats
/ 3 = 935 parking spaces). The DFCN main parking lot only has 703

parking spaces, and so an overflow parking lot is required by code.
Furthermore, DFCN has a massive gym/event facility that can
accommodate as many, if not more, than the 2,805 seats in the main
sanctuary. How does CHV factor this into parking requirements for events
that do not occur in the main sanctuary or multiple events, etc? In other
words, an argument could be made for a parking requirement far
exceeding 935 parking spaces.

o DFCN says that their attendance has declined in recent years, and they
no longer need (or will use) all of the 2,805 fixed seats. However – church
attendance always fluctuates, and parking requirements should not be
based on near term attendance figures. It was only 7 years ago when
additional parking was needed. What will be the requirements 2-5 years
from now? Nobody knows, but if there isn’t adequate parking, the
neighborhood will pay the price.
o DFCN’s has proposed that they will limit attendance to 2,100 people.
How do you predict attendance before the service? Will DFCN actually
turn people away when they have an additional 700 empty seats to fill?
How does CHV police this? Will CHV be providing the manpower required
to monitor church services attendance at DFCN? Again, the neighborhood
will pay the price when there isn’t adequate parking.

o DFCN has proposed a Shared Parking Agreement with the two other
churches in the area to manage overflow parking for special events. This
agreement has no set term, no specific enforceable consequences if not
adhered to and lacks any practical means of applying it. What are the
consequences when one of the churches fails to comply? If the
consequences (like fines) can be included, does CHV enforce this? Does
CHV have the manpower to enforce this? What is the compensation to the
Covington Neighborhood when cars park on Covington Drive instead?
This shared parking agreement seems to be more of an agreement in
principle that cannot be put into enforceable practice. So why would CHV
ever agree to this if it cannot enforce it?

o A much more practical solution is to use DFCN’s grass lot on the south
side of Jefferson Ave as an overflow parking alternative. However, DFCN
has been unwilling to commit to this lot as an overflow lot should the
Monroe overflow lot be rezoned for residential development. DFCN has
shown no willingness to compromise on this seemingly obvious and logical
solution.
- Residential Redevelopment Commitment, Timeline and Specific Plans

o In late 2018, when DFCN first shared their wish with Covington HOA to
rezone the Oveflow Lot for a residential redevelopment, they stated that
they would be working closely with a developer to place 3 homes on the
rezoned area. In early 2019, and several times after, inquiries into the
specifics of the redevelopment were met with vague answers. To date,
Covington HOA has received nothing specific regarding timeline, plans or
any other details apart from DFCN’s general notion to place 3 or 4 houses
in the area.

o Clearly, DFCN does not wish to commit to owning, evolving and
managing a redevelopment of the property as it initially proposed. Instead
it only wishes to rezone the Monroe overflow parking lot and entitle it for
sale. This change of plans became evident in 2020 when they admitted to
this much easier plan for them. However, it passes all the hassles, risks
and uncertainties to the Covington neighborhood and other
neighborhoods in the area.
o DFCN has been unable and/or unwilling to answer the following: When
will the parking lot be demolished? After removal of the parking lot, how
long will there be a dirt lot instead of a maintained parking lot? How long
will it take to begin construction? When will construction be completed?
How many developers are involved? What is timeframe start to finish?
These are just the obvious unknowns to start with. After there is a plan
and timeline in hand, we would be able to ask much more specific
questions to address our concerns.

In summary, it comes down to what we know now vs. all the uncertainties that DFCN is
asking Covington to accept. Right now, there is a maintained overflow parking lot that
provides adequate parking buffer for the several events that occur at DFCN during the
year. DFCN would like Covington to ignore their previous commitment in 2013, give that
parking lot up, take on the consequences for inadequate parking in the future in
exchange for a dirt lot on the 3500 South Block of Monroe Street that could sit there for
the next 25 years or more. Why would we or any other neighborhood agree to such a one
sided proposition, trading the one known for so many unknowns and risks, which have
to be managed by the neighborhood instead of DFCN.

From:
To:
Cc:
Subject:
Date:

Casey Karsh Perry
Chris Cramer; Jay Goldie; Paul Workman; Ethen Westbrook
pasqualeriggi@yahoo.com
Overflow Parking Rezone
Thursday, January 7, 2021 10:34:21 AM

To Whom it May Concern:
I have been made aware once again that there is a Rezoning request by DFCN. The first request did not get
anywhere as Covington HOA was NOT on board with this request. Nothing has changed, in fact, our desire to see
an alternative CONFIRMED overflow plan has only gotten stronger. With the immense influx of people moving to
Colorado we have no idea what the trend of church goers will be, but we are certain that the statistics show that
Denver metro is one of the hottest states for people to move to at this time. We can not and will not give our
blessing on a rezoning until an acceptable alternate plan (the grass area on south side of Jefferson IS viable.) As I
sell Real Estate mainly in the Village, changing the zoning is not something that Cherry Hills Village has ever taken
lightly. Please consider the Covington HOA before striking any deals with a church that seems to change it’s mind
too often.
Casey Karsh Perry
________________________________
LIV Sotheby's International Realty will never ask you to wire money or provide wiring instructions. Beware of
phishing emails or fraudulent phone calls requesting a bank wire. Please call your lender, title company, or closing
attorney to confirm any wiring instructions over the phone.

