
Community Planning and Development 
Planning Services 

201 W. Colfax Ave., Dept. 205 
Denver, CO  80202 

p: 720.865.2915 
f: 720.865.3052 

www.denvergov.org/CPD  
 
TO:  Land Use, Transportatoin and Infrastructure Committee  
FROM:  Jeff Hirt, Senior City Planner 
DATE:  May 16, 2019 
RE: Denver Zoning Code Text Amendment #4 to revise the General Development Plan 

provisions 
  
CPD Recommendation 

Based on the review criteria for text amendments stated in Denver Zoning Code (DZC) Section 
12.4.11 (Text Amendments), CPD staff recommends that the Planning Board recommend to the City 
Council approval of Text Amendment #4 to revise the General Development Plan standards and 
processes.  
 

Executive Summary of Text Amendment Request  

• The General Development Plan (GDP) process is intended to be a coordinated, 
multidepartmental process to evaluate large scale development proposals. 

• GDPs are applicant-driven processes with required steps, submittal information, and 
infrastructure studies (e.g., traffic study, stormwater plan).  

• The final deliverable of a GDP is a conceptual, high level site plan showing the overall 
development vision for land uses, density, and design.  

• The GDP process requires public input, a Planning Board public hearing and recommendation, 
and final approval by the Executive Directors of Parks and Recreation, Community Planning and 
Development, and Public Works.  

• The GDP process does not require City Council approval.   
• Text Amendment #4 revamps the GDP process and regulations into the Large Development 

Review (LDR) process and codifies the currently-used IMP process.   
• The text amendment will provide several improvements from the current GDP regulations 

related to the process and outcomes for large developments by ensuring there has been 
community input on the site prior to development, providing more predictability to applicants 
and the community, and improved open space outcomes.  

• The outcomes from an approved LDR differ from the GDP in that the LDR is only a 
documentation of the required planning and regulatory steps for the large development site 
prior to site development. The GDP requires a set of technical site plans. The city will continue 
to use the IMP, site development, subdivision, development agreements, and other tools to 
evaluate technical site plans for large developments.  

• The text amendment carries forward the current 10% minimum (typically privately owned) open 
space requirement for GDPs and expands on what qualifies to address if the space is publicly 
accessible, usable, and providing a community benefit.  

 
 
 

http://www.denvergov.org/CPD
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Summary and Purpose 

The city implemented the General Development Plan (GDP) tool in the late 1990s to address the 
planning and site development of large and/or phased projects.  GDPs were created in response to 
increasing development activity on large underdeveloped sites like Stapleton and greenfield sites near 
Denver International Airport. The size, complexity, and evolving nature of these sites over several years 
necessitated a more robust, coordinated development planning process.  The intent of the GDP process 
was therefore to establish a physical plan that acts as a framework for the land use, infrastructure, open 
space, and parks areas on the large development site as it evolves over time through site-specific 
development within the GDP.  

 
The result was a tool that resides in the “in-between” context of city council-adopted planning processes 
and the site planning and rezoning processes. Consequently, some GDP processes have acted both as 
planning and community visioning processes and site planning processes simultaneously.  This issue is at 
the core of the proposed text amendment, which is to replace the current GDP process with a suite of 
plan implementation tools.   

 
Specifically, the revisions accomplish the following objectives:  

1. As a plan implementation tool, the revisions will better ensure the community has weighed in 
on the vision for the large development site through a “checkpoint” at the front end of the 
site’s development.  This checkpoint requires that a City Council-adopted plan is in place that 
addresses the large development site prior to proceeding to rezoning, subdivision, or site 
development. The current GDP public process is inadequate to address this broad array of 
factors through one required, applicant-led public meeting and no City Council review. 

2. The revisions will better ensure large development sites reflect the adopted plan’s vision and 
meets the requirements for land use, infrastructure, affordable housing, open space, parks, 
design, and other community benefits addressing citywide goals related to sustainability. The 
revisions do this through codifying earlier, enhanced coordination across agencies and through 
calibrating the timing and type of planning and/or regulatory steps needed prior to site 
development to achieve adopted plan goals.  

3. The revisions will improve and expand on the open space outcomes from large development 
sites.  The revisions do this by carrying forward the current 10% minimum open space 
requirements in GDPs but lowering the size threshold for which projects must comply and 
expanding on what qualifies.  The revisions lower the size threshold to comply with the 10% 
minimum open space requirements from 10 acres to 5, and better define what is considered 
publicly accessible (typically privately owned), usable open space that provides a community 
benefit.  

Summary of Current GDP Regulations 

Denver Zoning Code (DZC) Section 12.4.12.2 states that the Manager of Community Planning and 
Development may determine that a General Development Plan is mandatory for development 
considering several factors, if no other regulatory processes adequately address the factors. Those 
factors include whether the development is over 10 acres, will be phased, has multiple owners, or future 
development in the GDP area anticipates significant infrastructure changes such as regional stormwater 
or construction of arterial and collector streets. When a GDP is mandatory, the GDP must be approved 
before either a rezoning or subdivision is approved. 
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Figure 2 shows the steps in the GDP process. A GDP is a set of conceptual plans that guide future site 
development within the GDP area. The review criteria are more expansive than the Site Development 
Plan review criteria1 because they coordinate land use, infrastructure, and open space systems across 
large development sites.  

 
Attachment 1 provides a more detailed summary of the 29 approved GDPs in Denver. Attachment 2 
provides a summary of the most common planning and development tools used in Denver, including the 
proposed new processes (Large Development Review and Infrastructure Master Plan).  
 
Stakeholder Evaluation Process and Issue Identification  

A variety of stakeholders have participating in the GDP revisions process over the last several years.  
Over the course of 2014-2015, the city convened a GDP Working Group that consisted of 25 members 
that represented developers, designers, city staff, and community representatives. That group identified 
several issues with GDPs over the course of five meetings, including but not limited to:  

                                                           
1 See DZC Section 12.4.3.4.  
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• That the GDP tool cannot be effective both as a planning and plan implementation tool. Its original 
purpose was to focus on plan implementation. The preferred sequence of development approvals 
for these types of large and complex developments should start with an adopted plan setting 
forth the community vision and a framework for future land use and development, followed by 
detailed, technical site planning exercises to implement the plan.   

• GDPs create unpredictability both for communities, the city, and the applicant.  The outcome of 
a GDP is typically a conceptual set of plans without zoning approvals such as a rezoning, site 
development plan, or subdivision; yet GDPs are an extensive and resource-intensive process. 

• The GDP open space requirements are producing mixed outcomes.  There may not be enough 
specificity in the regulations to ensure the open space areas are publicly accessible, usable, and 
providing a community benefit.  

• The city should consider a public park land requirement for large developments with a cash in 
lieu option. 

Key Themes for Changes 

Throughout 2017-2018, city staff across the departments that interface with GDPs convened to build off 
the GDP Working Group’s efforts in 2015. Out of a third-party facilitated process came the following 
principles for GDP process revisions:  

1. Clarify the tool is only for plan implementation and for areas with clear plan guidance.   
2. The tool should continue to be an administrative process, since it will only be used in areas 

with clear adopted plan guidance. The DRC should continue to be the decision-making 
authority.  

3. Utilize existing development review tools and systems to the extent possible.  
4. Better facilitate early interdepartmental coordination for significant requests like streets, 

urban design standards, affordable housing plans, etc.  
 
Over the course of 2017-2019, city staff held over 50 meetings to establish of the details needed to 
create these new regulations. Related to substantive (i.e., non-process) revisions, the proposed GDP 
revisions also address the GDP Working Group’s comments related to open space.   
 
Summary of Proposed Revisions 

The text amendment revises both the GDP process and deliverable through the following core changes 
contained in the Denver Zoning Code and supplemental rules and regulations.   

• Replacement of GDP Tool: The revisions will eliminate the GDP tool for new projects and replace 
it with the Large Development Review (LDR) and Infrastructure Master Plan (IMP) processes. 

• Lower the Size Threshold: The LDR process will be required for all projects that meet certain 
factors.  These factors include but are not limited to the size (over 5 acres) and need for a more 
coordinated framework. An LDR would be required prior to proceeding to an IMP, site 
development plan, rezoning, or subdivision.  Currently, a GDP may be required for projects over 
10 acres, also subject to consideration of additional factors.  

• LDR Outcome – A Process, Not a Plan: The LDR process results in a Large Development 
Framework (LDF) that is approved by the Development Review Committee (DRC)2 that:  

                                                           
2 Per DZC Section 12.2.5.1, the DRC consists of the manager of Community Planning and Development, the 
manager of Public Works, the Zoning Administrator, the chief of the Fire Department, and the manager of Parks 
and Recreation.  
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1. Establishes if there is clear City Council-adopted plan guidance in place, and if not what 
the planning process should be prior to site development; or  

2. Establishes what the required timing and type of regulatory steps are, including but not 
limited to rezoning, infrastructure master plan, subdivision, design standards, or other 
actions to achieve community benefits on the large development site such as land 
dedication or an affordable housing plan.  

• In addition to the DRC, other agencies will continue to be included in referral roles when 
appropriate.  Examples could include Denver Economic Development & Opportunity 
(DEDO) when housing is proposed, the Department of Aviation when development is 
located at or near the airport, or the Department of Finance, Real Estate Division, when 
city-owned land is involved. 

• Community Information Meeting: The revisions carry forward the required community meeting 
from the current GDP standards, but clarify city staff and applicant roles, meeting content, and 
improve on the noticing.  The purpose of the meeting is to share information with the 
community on the process going forward and future opportunities for engagement, along with a 
preliminary look at the development concept and its relationship to City Council adopted plan 
policy guidance.  

• Open Space Revisions: The revisions lower the minimum size threshold to comply with the 10% 
minimum open space requirement from 10 acres (in some cases) to 5 acres. They also better 
define what is considered publicly accessible (typically privately owned), usable open space that 
provides a community benefit. 

• Infrastructure Master Plan (IMP) Process Gets Codified: The package of revisions also codifies 
the IMP process, which has been recently used on sites including the National Western Center 
and Broadway Station. The IMP is a set of development plans like a GDP that guides future site-
specific development in the plan boundary.  

• Existing GDPs: Existing GDPs will remain, with allowance for minor deviations from the approved 
GDP without repealing the GDP.  Major changes to existing GDPs become subject to the new 
LDR process. The revisions also include an administrative process with opportunities for public 
input to repeal an existing GDP without the requirement for a public meeting and public hearing 
in cases where the GDP is obsolete and no longer providing a community benefit. Some 
examples of GDPs that may follow this new “expedited repeal” process are those that are at 
least 20 years old, have all the infrastructure built , have conflicts with other regulatory 
approvals, or are no longer providing community benefits (e.g., open space, regional 
stormwater facilities, etc.) not conferred through other regulatory approvals.  

 
Attachment 3 provides a process chart that summarizes the proposed Large Development Review (LDR) 
process that will be triggered at the time of rezoning, site development plan, or subdivision application 
for development over 5 acres or resulting in 3 or more city blocks. Attachment 4 contains a draft of both 
the text amendment and the rules and regulations.  However, the only subject of this staff report and 
public hearing process is the text amendment.  If the text amendment is approved, the rules and 
regulations will be promulgated in a later rulemaking process. 

 
Example Scenarios  
The table below summarizes how the proposed revisions would likely have been applied to recent or 
ongoing large development projects. 
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Loretto Heights (70 acres) 

 
South Sloan’s Lake General 

Development Plan (25 acres) 
I-25 and Broadway 2016-current Redevelopment (50 

acres) 
• LDR process and open space 

requirements would have been 
triggered. 

• LDR outcome would likely be 
that there is no plan guidance 
for site supporting the proposed 
changes. 

• LDR would likely have 
established a required planning 
process prior to any rezoning or 
site development application. 

• Consistent with master plan 
process currently underway. 

• GDP tool would no longer be 
available.  

• LDR process and open space 
requirements would have 
been triggered. 

• LDR outcome would likely be 
that additional plan guidance 
would be needed for the 
site. 

• LDR would likely have 
established additional 
planning process prior to 
rezoning or site development 
application. 

• LDR process and open space requirements would 
have been triggered. 

• LDR outcome would be that there is plan 
guidance for site supporting the proposed 
changes (I-25 and Broadway Plan adopted 2016).  

• LDR tool likely would have set forth the timing of 
and requirement for:  
o Repeal of the existing GDP  
o Rezoning 
o Infrastructure Master Plan 
o Design standards and guidelines 
o Development agreement(s) 
o Subdivision(s)  

• Consistent with the processes completed to date 
and still underway. 

 

Public and Stakeholder Process  

Below is a summary of the public process for the proposed text amendment.   
 
October 2014 - February 2015 Five GDP Working Group meetings for problem identification  
July 19, 2017 Planning Board informational item  
August 8, 2017 LUTI informational item  
August 2017 – March 2019 Over 50 interagency city staff meetings   
June 27, 2018 GDP Working Group meeting #1 (reconvened from 2015)  
October 2, 2018 GDP Working Group meeting #2 to share proposal and discussion of 

approach for Large Development Review, open space regulations 
October 27, 2018 Planning Board informational item #2 with proposal and discussion of 

approach for Large Development Review, open space regulations 
November 24, 2018 INC Zoning and Planning Committee project briefing and discussion #1  
January 17, 2019  Release of public review draft with courtesy notice provided to all city 

councilmembers and all registered neighborhood organizations 
March 19, 2019  CPD written notice of Planning Board public hearing sent to all city 

councilmembers and all registered neighborhood organizations 
March 23, 2019 INC Zoning and Planning Committee project briefing and discussion #2  
April 3, 2019 cont’d to May 1, 
2019 

Planning Board public hearing  

May 13, 2019 Notice of the committee meeting will be provided to all city 
councilmembers and all registered neighborhood organizations 

May 21, 2019 Land Use, Transportation and Infrastructure Committee of the City 
Council review (tentative) 

June 16, 2019  Notice of the city council public hearing will be provided to all city 
councilmembers and all registered neighborhood organizations 

July 8, 2019  City Council public hearing  
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As of the date of this staff report, three comments have been received on the Public Review Draft or 
Planning Board Packet Draft (see Attachment 5). The comments support the required Community 
Information Meeting and the LDR’s deference to the City Council adopted planning process as being the 
most appropriate tool for planning. One comment expresses concern about inappropriately using 
citywide plan policies in lieu of small area plan policies through the LDR process. One comment 
expresses concern about a lack of flexibility for alternative design of open space, which prompted staff 
to evaluate options for more flexibility in the tool.  At the request of Planning Board and in response to 
this comment, staff added that the Administrative Adjustment procedure may be used to modify open 
space design standards (but not lower the amount allowed of 10%).  
 
Review Criteria and CPD Staff Evaluation 
 
1. Consistency With Adopted Plans  

The following adopted plans currently apply to this text amendment:  
• Denver Comprehensive Plan 2040  
• Blueprint Denver (2019)  
• Parks & Recreation Game Plan (2019)  

 
Denver Comprehensive Plan 2040  

The proposed text amendment is consistent with the following Comprehensive Plan 2040 policies:  
• Implementation Strategy 1: Coordinate implementation actions across departments for effective 

and collective impact (p. 22). 
o Collaborate between city departments to prioritize and combine projects that advance 

common goals. 
o Improve the integration of regulations—such as design standards for streets and the 

public realm—across multiple disciplines and departments. 
• Equitable, Affordable and Inclusive Goal 1, Strategy B to “Implement a high-quality, affordable 

and accessible multi-modal transportation system.” (p. 28). 
• Equitable, Affordable and Inclusive Goal 3, Strategy B to “Use land use regulations to incentivize 

the private development of affordable, missing middle and mixed income housing” (p. 28). 
• Strong and Authentic Neighborhoods Goal 2, Strategy A to “Enhance collaboration between city 

agencies to ensure quality design and innovation across the public and private realm.” (p. 34). 
• Strong and Authentic Neighborhoods Goal 5, Strategy B to “Design public spaces to facilitate 

social connections and enhance cultural identity.” (p. 35). 
• Strong and Authentic Neighborhoods Goal 8, Strategy B to “Ensure all neighborhoods have a 

future vision that is both community driven and long-term.” (p. 35). 
 
The proposed text amendment is consistent with Comprehensive Plan 2040 because:  

• The LDR process will ensure that a City Council-adopted plan addresses the large development 
site. If there is no adopted plan in place on the subject site, the result may be a required 
community planning process that establishes the future vision before site development.  

• The LDR process acts as a checkpoint to ensure development on large sites evolves in a way that 
addresses City Council-adopted plans. The LDR process will establish the appropriate timing and 
type of subsequent regulatory approvals that will coordinate the often-competing plan 
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implementation objectives for large development sites across topics including affordable 
housing, urban design, transportation connectivity, parks, and open space systems.   

• The LDR process will result in greater communication between the city and applicants for 
development of large sites at the front end of the development process.  Consequently, the LDR 
process will establish the most significant requirements early in the process prior to preparation 
of detailed plans and studies, which will create a more efficient process for the city and 
applicant by making the rules clearer from the beginning.  

• The Infrastructure Master Plan (IMP) process acts as an enhanced site planning process with 
review criteria and standards that address the need to coordinate land use, development, 
infrastructure, open space, parks, affordable housing, urban design, and other development 
issues. Consequently, the IMP text amendment will result in a development review process and 
product for large development sites that coordinates the often-competing plan implementation 
objectives across topics including affordable housing, urban design, transportation connectivity, 
parks, and open space systems. 

• The text amendment sets forth minimum open space requirements that address the need for 
publicly accessible, usable open space that provides a community benefit as development 
occurs and the demand increases for these spaces.  

 
Blueprint Denver (2019)  

The proposed text amendment is consistent with the following Blueprint Denver (2019) policies:  
• Land Use and Built Form Policy 9: Promote coordinated development on large infill sites to 

ensure new development integrates with its surroundings and provides appropriate community 
benefits. (p. 78) 

a. Strategy B. Use large development review, or similar tools, to coordinate infrastructure 
and open space on large infill sites while minimizing and mitigating negative impacts on 
surrounding communities. 

b. Strategy C:  Implement regulatory tools to set clear and predictable requirements for 
large redevelopments to provide benefits to the community such as affordable housing 
and open space. 

• Quality of Life Infrastructure Policy 1: Expand tools and regulations to ensure high-quality parks 
and outdoor public spaces keep pace with Denver’s growth. (p. 117) 

a. Strategy B: Evaluate the need to increase requirements and/or create incentives for 
publicly accessible outdoor space for mid- and large-scale developments in centers, 
corridors and districts. 

b. Strategy C: Develop standards and guidelines around privately owned outdoor spaces to 
ensure public accessibility, great design and features to respond to culture of the local 
community.  

 
The proposed text amendment is consistent with Blueprint Denver 2019 because:  

• The LDR and IMP processes are both processes designed to coordinate infrastructure and open 
space on large infill sites.  

• The LDR and IMP processes will better coordinate the often-competing plan implementation 
objectives for large development sites across topics including affordable housing, urban design, 
transportation connectivity, parks, and open space systems than current zoning procedures do. 

• The LDR process will result in more predictability for the city, applicant, and community at the 
front end of the evolution of a large development site by ensuring there is a City Council-
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adopted plan in place that addresses the site, and if there is not what the community process 
must be prior to site development.  

• The LDR text amendment enables the city to require a subdivision plat to organize streets, open 
space, and parks as organizing elements and in sequence with the other development approvals 
on the large development site such as rezoning, infrastructure master plan, and site 
development plan.  

• The text amendment sets forth minimum open space requirements that address the need for 
publicly accessible (permeable), usable open space that provides a community benefit as 
development occurs and the demand increases for these spaces.  
 

Parks & Recreation Game Plan (2019)  

The proposed text amendment is consistent with the following Parks & Recreation Game Plan (2019) 
policies:  

• Mobility and Access Priority Strategy 3.5: Ensure a ten minute walk for park and open space for 
every neighborhood. (p. 115)  

The proposed text amendment is consistent with the Parks & Recreation Game Plan (2019) because:  
• The text amendment sets forth minimum open space requirements that address the need for 

publicly accessible, usable open space that provides a community benefit as development 
occurs and the demand increases for these spaces. This will result in more publicly accessible 
open space areas within a ten minute walk of neighborhoods.  

 
2. Public Health, Safety and Welfare 

The text amendment furthers the public health, safety, and welfare of Denver residents, land owners, 
businesses, and community members by implementing the city’s adopted plans through regulatory 
changes.  Specifically, the text amendment will result in a more predictable process for the city, 
applicants, and community members that addresses whether there is adopted plan guidance for large 
development sites and that the appropriate development and planning steps are taken prior to site 
development so the site evolves according to the adopted plan guidance.  The text amendment also 
promotes public welfare by requiring more publicly accessible open space from some larger 
developments. Having safe outdoor space for physical activity within a half mile of where people live or 
work is listed as an important aspect of a built environment that promotes health.3 

 
3. Uniformity of District Regulations and Restrictions 

The text amendment will result in uniform procedural and open space regulations applicable to all large 
development. 
 
Attachments  

• Attachment 1: Summary of Existing GDPs  
• Attachment 2: Summary of Denver’s Common Planning and Development Tools  
• Attachment 3: Public Comment Emails 
• Attachment 4: Redline Draft of Text Amendment #4  

 

                                                           
3 Health in the Development Review Process, American Planning Association: https://planning-org-uploaded-
media.s3.amazonaws.com/legacy_resources/nationalcenters/health/toolsforhealth/pdf/devreviewguidelines.pdf 
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3.  Belleview Station
4.  Buckley Annex
5.  Colorado Station
6.  Decatur Federal GDP
7.  Denargo Market
8.  Denver Connection - Tower Road 1
9.  Denver Design District

20.  Lowry Vista
21.  Parkfield II
22.  Prospect Place
23.  South Sloan's Lake
24.  Stapleton Redevelopment
25.  Stapleton Redevelopment
26.  Stapleton Section 10
27.  Sunrise Gateway

10.  Denver Gateway Center at DIA
11.  Denver Union Station
12.  Exempla / Saint Joseph Hospital
13.  Gates East
14.  Gateway Park IV West Amended
15.  Gateway Park IV West Kittredge East
16.  Green Valley Ranch
17.  High Point at DIA

19.  Lincoln at Prospect Place
18a. b. c.  International Business Center

2.  9th and Colorado
1.  61st & Pena Station



Approved General Development Plans
City and County of Denver - 3.27.19

Date Recorded Gross GDP Area Zoning Code City Approved UDSGs Applicant (Private or City)

1 61st and Pena Station 7/8/2014 383 acres Both No Both (DIA as property owner)
2 9th and Colorado 7/13/2012 35 acres Former Ch. 59 Yes Private
3 Belleview Station 2/21/2006 51 acres Former Ch. 59 Yes Private
4 Buckley Annex 5/30/2013 70 acres DZC No Private

5 Colorado Station 3/12/2008 13 acres Former Ch. 59 Yes (primary GDP area)
Both (City as owner and 
representing others)

6 Decatur-Federal 7/3/2014 211 acres Both No
Both (City as owner and 
representing others)

7 Denargo Market 4/4/2007 33 acres Former Ch. 59
Yes (approved by PB but 
likely filed in 2011) Both (City as owner)

8 Denver Connection 12/16/2005 47 acres Former Ch. 59 No Private

9 Denver Design District 7/30/2009 80 acres Former Ch. 59 Yes
Both (City as owner and 
representing others)

10 Denver Gateway Center at DIA 12/20/1994 18 acres Former Ch. 59 
Yes (Denver Gateway 
UDSG includes GDP) Private

11 Denver Union Station 8/27/2009 26 acres Former Ch. 59 Yes Both (City as owner)
12 Exempla Saint Joseph Hospital 7/7/2011 64 acres DZC No Private
13 Gates East 4/17/2007 29 acres Former Ch. 59 Yes Private

14 Gateway Park IV West 5/29/1997 135 acres Former Ch. 59

Yes (Denver Gateway 
UDSG includes GDP 
area) Private

15 Gateway Park IV West Kittredge East 11/8/1999 96 acres Former Ch. 59
Yes (Denver Gateway 
UDSG includes GDP Private

16 Green Valley Ranch 11/21/2000 1237 acres Former Ch. 59

Yes (Denver Gateway 
UDSG includes GDP 
area) Private

17 High Point at DIA 10/25/2010 338 acres Former Ch. 59

Yes (Denver Gateway 
UDSG includes GDP 
area) Private

18.a International Business Center No. 1 2/7/1995 130 acres Former Ch. 59

Yes (Denver Gateway 
UDSG includes GDP 
area) Private

18.b International Business Center No. 2 8/1/1996 132 acres Former Ch. 59

Yes (Denver Gateway 
UDSG includes GDP 
area) Private

18.c International Business Center No. 3 12/17/2002 101 acres Former Ch. 59

Yes (Denver Gateway 
UDSG includes GDP 
area) Private

19 Lincoln at Prospect Park 2/7/2002 6 acres Former CH. 59 No Private

20 Lowry Vista 1/13/2010 78 acres Former Ch. 59 No Private
21 North Stapleton 8/15/2012 601 acres Former Ch. 59 Yes Both (City as owner)

22 Parkfield II 7/19/2011 65 acres DZC

Yes (Denver Gateway 
UDSG includes GDP 
area) City

23 Prospect Place 9/21/2004 5 acres Former Ch. 59 No Private
24 South Sloans Lake 1/15/2014 25 acres DZC No Private

25 South Stapleton 3/26/2001 2344 acres Former Ch. 59 Yes Both (City as owner)
26 Stapleton Section 10 10/26/2017 608 acres DZC No Private

27 Sunrise Gateway 9/30/1997 11 acres Former Ch. 59

Yes (Denver Gateway 
UDSG includes GDP 
area) Private

GDP Name
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Attachment 2: Summary of Denver’s Common Planning and Development Tools 
 

Planning and Development Process Approval 
Authority  

Typical 
Timeline  

Outcomes  

City Council Adopted Plan 
Includes any land use and transportation plan adopted by 
City Council such as Blueprint Denver, neighborhood plans, 
neighborhood plan amendments, and master plans.   

City Council  1–2+ years  

City Council adopted plan setting 
forth the community’s planning and 
development vision and policies at a 
citywide or neighborhood level.  

General Development Plan  
Any development > 10 acres or otherwise requiring 
significant infrastructure improvements. Text Amendment #4 
would eliminate this tool for new large development 
projects.  

Development 
Review 
Committee 
(DRC)  

1 year – 18 
months  

Framework plan addressing future 
land use, development, and 
infrastructure.  

*Large Development Review  
Any development > 5 acres or otherwise requiring significant 
infrastructure improvements, provided there is adopted plan 
guidance for the site.  
 
Text Amendment #4 would replace GDPs with this tool 
combined with the Infrastructure Master Plan tool for new 
large development projects. 

Development 
Review 
Committee 
(DRC)  

Anticipated 
1-3 months  

Framework process addressing 
future land use, development, and 
infrastructure.  

Rezoning  
Changes the zoning on property  City Council  6 months – 

1+ years 
Updated Official Zoning Map 
reflecting the rezoning. 

Subdivision under D.R.M.C Chapter 50  
Any division of land requiring land dedication for public 
purposes such as streets and parks.  

City Council  Varies  
Subdivision plat that may establish 
areas for blocks, lots, streets, and 
other public infrastructure.  

*Infrastructure Master Plan  
Recently used tool being codified as part of Text Amendment 
#4 that mirrors the Site Development Plan process but with 
additional process, criteria, and standards that address large, 
horizontal development systems. IMPs are only approvable if 
the plan meets existing zoning standards. 

Development 
Review 
Committee 
(DRC)  

18 months 
– 2 years 
(current)  

Site plan that acts as a master plan 
for typically a large, multi-block area 
for subsequent Site Development 
Plans (SDPs) to comply with and 
addressing land use and 
infrastructure.    
 
Examples: National Western, 
Broadway Station 

Development Agreements  
Agreements between an applicant and the city that are often 
tied to a Site Development Plan or Infrastructure Master Plan 
with customized elements that may address affordable 
housing, infrastructure, parks, or other land use and 
development issues.  

Typically City 
Council, 
depending on 
nature of 
agreement 

Varies  
Binding document signed by the city 
and the applicant that regulates 
future development.   

Site Development Plan  
Site planning process for development with significant on- or 
off-site impacts, only approvable if the plan meets existing 
zoning standards, which may include zone district standards 
or standards set forth in an approved GDP, IMP, or other 
regulatory approval. The SDP review criteria do not address 
consistency with adopted plans.  

Development 
Review 
Committee 
(DRC)  

 Site plan for individual site.  

*Indicates a new process proposed with Text Amendment #4.  

 

https://www.denvergov.org/content/dam/denvergov/Portals/NDCC/documents/NWC/Big%20Picture%20Docs/Final%20NWC%20Infrastructure%20Master%20Plan.pdf
https://www.denvergov.org/content/dam/denvergov/Portals/646/documents/planning/Plans/Broadway_Station_Infrastructure_Master_Plan.pdf
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April 30, 2019 
 
Planning Board 
201 W. Colfax Ave. 
Denver, CO 80203 
 
Re:   Zoning Code Amendments, GDP Revisions 
 
To the Board: 
 
Thank you for considering the comments submitted by INC on April 2nd.   Unfortunately, it is not 
possible for INC to respond thoroughly to the new release received Friday April 26th.  Not only 
are we busy on other matters, but it should be noted how difficult it is to compare three 
lengthy drafts.  Printing and comparing each new draft is painstaking and we could not 
complete the task for this third round.  Our response today is limited to a couple of items we 
are able to address.  
 
We note that the letter from CPD to Planning Board indicates changes in 12.4.12.8 and 12.4.1.9 
that responded to a couple of INC’s concerns, so we examined those two sections.  We also 
note on page 2, that CPD responds as follows to areas without clear adopted plan guidance: 
 

The revised redline states that only in cases where a rezoning is necessary and there is no 
“clear and sufficient” adopted plan guidance may the outcome of the LDR process be a 
required City Council adopted planning process prior to approval of the Large 
Development Framework (LDF), which is the deliverable from the LDR process.  
 

Revised §12.4.12.8 makes clear that citywide adopted plans may be relied upon to provide clear 
and sufficient guidance for changes in land use, even in the absence of neighborhood plans etc.  
INC maintains this provision provides far too much leeway for large scale development to occur 
in the absence of area plans or neighborhood plans, relying solely on one of the City’s broader 
plans. 
 
We appreciate that, in §12.4.12.8 (5) and (6), regarding the preliminary determination of scope, 
the Manager will note whether land dedication will be required and whether additional actions 
will be required to ensure community benefits are achieved for the Large Development Area.   
 
New §12.4.12.9 adds a much appreciated community information meeting, and makes it a 
requirement of the LDR process.  We are hopeful that the requirement that CPD explain at such 
meeting what adopted plans are being relied upon, as well as the timing and type of planning 
process and required regulatory process, will ensure public oversight when the LDR process is 
chosen (i.e. seeing if neighbors agree there is plan guidance).  It is significant that this meeting 
and the report summarizing community feedback will be submitted to the Manager and 
forwarded to the DRC.  We would prefer that CPD staff record and summarize the information, 
rather than the Applicant, as it is more difficult to obtain notes, recordings etc. from Applicants. 
 



INC has reservations about allowing much of development review going forward could fall 
under this LDR process, especially when such large development is based solely on the adopted 
Comprehensive Plan, for example, which does not approach area or neighborhood planning in 
terms of reflecting specific neighborhood ideas and details.  This is especially clear in light of 
Council passing the new Comprehensive Plan and Blueprint, which contain hundreds of goals, 
policies, and strategies, but hold no details at the neighborhood level regarding future 
development.    
 
Finally, INC reiterates a very important objection (made in our April 2 letter as well) to 
abolishing the current steps for amending GDPS and permitting amendments to existing GDPs to 
come under amendments to LDRs.  We are all aware that most existing GDPs were not formed 
in the manner envisioned for LDRs in these revisions.  There is no need to sweep existing GDPs 
into this new LDR process.  INC objects to removing the public notice and Planning Board 
hearing for amendments to existing GDPs. Doing so gifts new rights to owners holding of land 
with existing GDPs, and removes the process under which these GDPs understood they would be 
operating regarding major amendments. (i.e. going to Planning Board).  INC does not believe the 
goal of encouraging the transition of large development areas into the LDR system from the 
GDP system should include this major change to the GDP section of the Zoning Code.  
 
Respectfully submitted, 
 
Christine O’Connor 
Ean Tafoya 
Co-Chairs INC Zoning & Planning 
 
cc. Jeanne Granville 
      Jeff Hirt 
 

 
 



April 2, 2019 
 
Planning Board 
201 W. Colfax Ave 
Denver, CO 80203 
 
Re: Zoning Code Amendments, GDP Revisions 
 
To the Board: 
 
Background: Jeff Hirt presented to INC Zoning & Planning Cttee (ZAP) on this proposed 
amendment in Nov. 2018 and again on March 23, 2018, and two INC ZAP representatives met 
for one hour with Jeff Hirt on March 28, 2019.  Some of our concerns were answered; some 
were not. There was no time prior to that meeting to review the new 3.27.19 draft which is 
quite different from the one we were working from.  (We did receive that draft March 27 with 
green mark-ups indicating the changes from the earlier draft but were unable to review before 
meeting.) The changes involve new numbering, additions, and moving large sections from 
proposed regulations into the amendment.   
 
INC understands that this text amendment stemmed from concerns with the GDP process 
which are identified in the Executive Summary. INC understands CPD’s desire to put forward 
the Large Development Review process as a plan implementation tool (with GDPs and IMPs) 
and to leave planning and community visioning to the plan process. INC ZAP appreciates the 
intent to ensure more robust planning prior to large development moving forward. We feel this 
amendment could have great impact, given that Council will be able to approve rezonings 
within an LDR, IMP or GDP taking into consideration the LDR, IMP or GDP.  
 
Therefore, to ensure that the proposed Amendment succeeds in increasing community 
participation in planning and more thorough review by CPD regarding LDR/IMP/GDP processes, 
we raise the following for the Board’s consideration: 
 

1. The intent of having a checkpoint at the front end to make sure the community has 
weighed in on the vision is consistent with INC ZAP’s Platform.  

a. Can the intent to use the new LDR process to implement City Council adopted 
plans can be met utilizing just the Comprehensive Plan or BP, or will more 
specific plan guidance (Area or Neighborhood Plan) be required prior to the LDR 
process? The Comprehensive Plan and BP are so broad that ZAP believes more 
specific plans should be specified to be in place prior to beginning the LDR 
process. 

b. INC could not locate language requiring that a new plan be approved by Planning 
Board and Council.  This was raised in our 3.27.19 meeting but CPD pointed only 
to the paragraph in the proposed regs. [See 1.d immediately below.] We request 
that specific language be added to the Amendment stating that the plan process 



not be run by the parcel owner/developer, and that the final plan be approved 
by Council.  This will add protections for community to the Amendment. 

c. Language in proposed regulations 1.2.E that does not address the question of 
how this process shall be conducted (we can assume it will not be developer led 
because of the GDP group’s findings but would like this specified) or make clear 
that the plan must be adopted by Council. The language needs work.  INC 
suggests this be worked on, as well as added to the Amendment itself. 

 
2. Will CPD/DRC decisions regarding LDRs, and the Large Development Framework 

produced, be publicly available?  (12.4.12.1.B.4 says it will be produced for Applicant.)  
3. Code section 12.4.12.2.A.5  provided that when development occurs within 100 feet of 

the Cherry Creek Corridor or South Platte Corridor, it be considered in the GDP process. 
This has been removed in the latest version of the text amendment.  INC is unclear why 
this was removed and would request that Planning Board consider sustainability goals 
and the connection between the river and development in discussing this. 

4. Previously the DRC could deny a GDP application, but under the LDR process, denial 
does not appear to be an option of the DRC. 12.4.12.6  

5. The Executive Summary states that “Major changes to existing GDPs become subject to 
the new LDR process.”  The text amendment does not address the situation in which an 
existing GDP is not based on an adopted plan; would the DRC require an adopted plan 
prior to approving major changes to existing GDPs? Perhaps a solution (when there are 
major changes to a GDP) would be to repeal the GDP and begin over with the LDR 
process, thus making sure a plan is in place. 

 
Open Space in Large Developments 

1. ZAP appreciates the intent to improve open space requirements. 
2. The Exec. Summary notes that CPD elected to not include consideration of park space 

because DPR “concludes” its work scheduled for later this year (2019).  ZAP asks 
whether the LDR process might be strengthened by incorporating consideration of new 
and additional park land into the large development review process.  

3. ZAP also wonders if strengthened housing & transportation planning might be 
incorporated into the large development review process. 

4. ZAP appreciates that public park land in LDRs >10 acres shall not count towards 
minimum open space requirements, but is not clear on the rationale for creating an 
exception for smaller areas in 10.8.1.4.C.  Public park land required by DPR should 
always be in addition to open space requirements in large developments.  

5. The amendment attempts to better define publicly accessible and usable open space.  
The original draft stated open space needed to be abutting a primary or side street. 
However, the 3.28.19 Draft (10.8.1.4.A) allows open space to be buried further in the 
large development so long as there is pedestrian access granted by a perpetual 
easement or it is near a “publicly accessible private street.” INC ZAP read in the 
Executive Summary that this change arose from Clayton neighborhood’s concern this 
requirement might require demolition of a building that could be preserved on one 
specific site. However, ZAP is concerned that this change could allow open space that 



technically meets these revised criteria but practically discourages public use because it 
is on a private street or set too far w/in the large development so as to discourage use – 
even if it is “visible” from a primary or side street.  We hope the board will examine. 

6. The criteria for open space appear to include drainage areas so long as they are 
“landscaped” and not deeper than ½ story below ground. We can think of examples of 
open space that meet these criteria but will not truly be usable.   

7. Under this amendment, it appears it is possible that open space requirements can be 
met by plazas, pedestrian areas, areas that are sometimes enclosed by gates (ordinance 
says cannot be permanently enclosed by railings, fences, gates or walls), open structures 
(?) and patios with tables and chairs.  Again, we can think of examples of eating 
establishments that are not “permanently enclosed” but really are not publicly 
accessible.  

 
Thank you for this opportunity to raise concerns with some elements of this broad Text 
Amendment.  INC understands the summary says this will provide better outcomes for 
community, but sees increased discretion for DRC and Manager in this amendment. INC would 
like the amendment to be more specific regarding what adopted plans could be relied upon in 
moving an LDR process forward, ensuring that the planning process will not be led by the 
owner/developer, and clarifying that new plans will be adopted by City Council.  ZAP 
understands this originated to address the difficulties with the GDP process, but thinks a bit 
more work on language would help ensure this intent is met. 
 
Thank you for considering our questions and concerns.   
 
Christine O’Connor 
Ean Tafoya 
INC ZAP Co-Chairs 
 
 



 

Mr. Jeffery Hirt 

Senior City Planner 

City and County of Denver 

Via email 

 

 

Dear Jeff: 

 

I am writing on behalf of the Clayton Neighborhood RNO about the proposed text amendments 

related to GDP revisions. 

 

At our meeting on 11 February 2019, the members voted (13-0-0) to authorize me to provide the 

following comments to the City on behalf of Clayton United RNO.  They also authorized me to 

engage in follow up conversations with you and your colleagues as necessary.    

 

While a text amendment is obviously not about specific projects, the one project this seems most 

likely to impact the Clayton neighborhood is the future redevelopment of the bulk of the Medical 

Depot site.   

 

As we wrote to the Blueprint team in November: 

 

We understand, and appreciate, the plan's inclusion of small area 

plans as an important part of the planning process and implementation.  

We are concerned that neighborhoods, such as ours, do not have small 

area plans and are not scheduled to be part of that process for some time. 

 

We want to ensure that the absence of a small area plan does not become 

an excuse not to consult neighborhoods when major development is 

proposed, for example when the bulk of the Medical Depot property or the 

industrial zone in the northeast portion of Clayton  is redeveloped.  

The Medical Depot was included in an adjacent small area plan, so we are 

concerned that that plan might be seen as 'governing' future 

redevelopment, despite it having been developed largely without input 

from the Clayton community. 

 



Within the proposed text amendment, Section 12.4.12.13 Review Criteria would require, 

apparently without exception, that "the proposed development is consistent with adopted plans 

that provided clear guidance for the LDR area."   

 

The Medical Depot site was included in the 2015 Elyria Swansea Neighborhood Plan, which 

includes clear guidelines on land use and building height.  Despite the site being located in 

Clayton and the fact that any future development will have a profound impact on the Clayton 

Neighborhood, that plan and those guidelines appear, from the Planning Process section of the 

plan, to have been developed without input from the Clayton neighborhood.   

 

Given that the Near Northeast planning area is not included in phase 1 or 2 of the Neighborhood 

Planning Initiative, it seems unlikely that Clayton will have a small area plan before 

development plans for the site are presented to the City and thus the text amendment would 

appear to exclude the Clayton community from a future LDP process for the Medical 

Depot site.   

 

We would ask that the City consider language which would enable neighborhoods such as ours 

to participate in the planning process with regards to large developments such as this. 

 

In addition, while Clayton United certainly supports open space requirements, we are concerned 

that elements of these standards, including Sections 10.8.1.4.A and 10.8.1.4.D.2, might, because 

of the limited ROW adjoining the site and its unusual configuration and placement, require or 

encourage the demolition of existing buildings at the Medical Depot site.  The only open space 

which would adjoin a ROW (once the 39th Avenue is completed) would seem, by virtue of 

placement and proximity to transit, to be an ideal site for high density residential development. 

 

While we recognize that the text amendment is larger than just one site, we believe it would be 

helpful for you to look at it in the context of this site to better understand what these standards 

might look like in implementation and their potential impact on Clayton. 

 

Thank you and please do not hesitate to reach out to me if further explanation would be helpful.  

 

 

 

Fred Glick 

Board Member, At-Large 

Clayton United   
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TYPE OF 
ALTERNATIVE

APPLICABLE 
ZONE DIS-

TRICTS

APPLICABLE 
USE

ADDITIONAL 
REQUIREMENTS

ALTERNATIVE ALLOWED SPECIAL
REVIEW

PROCESS

Rooming and Board-
ing House

All Main Street 
Zone 
Districts

Rooming and 
Boarding House 
Primary Use 

n/a Alternative minimum 
vehicle parking ratio of 
0.25 vehicle parking spaces 
per unit

n/a

Senior Housing All Main Street 
Zone Districts

Residence for 
Older Adults 
Primary Use

 n/a Alternative minimum 
vehicle parking ratio of 
0.25 vehicle parking spaces 
per unit

n/a

Other Housing All Main Street 
Zone 
Districts

Primary 
Residential Uses

Other special needs housing 
with similar reduced parking 
demands, as approved by the 
Zoning Administrator

Alternative minimum 
vehicle parking ratio of 
0.25 vehicle parking spaces 
per unit

n/a

10.4.5.3	Vehicle Parking Reductions
A.	 General Provisions Applicable to All Vehicle Parking Reduction Allowances

1.	 Calculation
In determining the total number of required vehicle parking spaces that may be reduced 
through any one or combination of this Section’s permitted reductions, calculations shall 
be based on the minimum number of required vehicle parking spaces using the ratio 
contained in the applicable Use and Parking Table, and not based an alternative minimum 
vehicle parking ratio pursuant to Section 10.4.5.2. 

2.	 Reductions Not Applicable to Accessible Parking
The number of required accessible parking spaces shall not be reduced, and the number 
of required accessible parking spaces shall be calculated based on the minimum number 
of vehicle parking spaces required not including any reduction.

3.	 No Combination with Alternative Minimum Vehicle Parking Ratios
A vehicle parking reduction permitted in accordance with Section 10.4.5.3 shall not be 
taken in combination with use of an alternative minimum vehicle parking ratio provided 
in Section 10.4.5.2.
a.	 For example: A Zone Lot in a Main Street zone district includes 100 affordable hous-

ing units and office Primary Uses.  The affordable housing use applies the alterna-
tive minimum vehicle parking ratio of 0.25 vehicle parking spaces per unit for a 
parking requirement of 25 required vehicle parking spaces.  The vehicle parking 
requirement for the office Primary Use may be reduced in accordance with the ve-
hicle parking reductions provided in Section 10.4.5.3, but the alternative minimum 
vehicle parking requirement for the affordable housing units may not be reduced 
further.

4.	 Maximum Reduction Allowed
a.	 The total number of vehicle parking spaces required on a zone lot shall not be re-

duced by more than 50% under any one or combination of this subsection’s permit-
ted reductions, with the following exceptions: 
i.	 Vehicle parking reductions for small lots in the C-CCN zone districts provided 

in Section 10.4.5.3.C.
ii.	 A General Development Plan shall not result in more than a 75% reduction in 

the required parking for the entire GDP area.
iii.	 Vehicle parking reductions for Pre-Existing Small Zone Lots provided in Sec-

tion 10.4.5.1.A.   
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b.	 Vehicle parking spaces provided through the alternative vehicle parking ratios in 
Section 10.4.5.2 do not count towards the maximum percentage of vehicle parking 
spaces that may be reduced through this subsection’s permitted reductions. 
i.	 For example, a Zone Lot in a G-MS-5 zone district includes 100 affordable 

housing units and office Primary Uses.  The affordable housing use applies 
the alternative minimum vehicle parking ratio of 0.25 vehicle parking spaces 
per unit for a parking requirement of 25 required vehicle parking spaces.  The 
alternative minimum vehicle parking ratio for the affordable housing units is 
a 75% reduction from the 1 vehicle parking space per unit requirement in the 
G-MS-5 zone district, but alternative minimum vehicle parking ratios do not 
count towards the maximum percentage of vehicle parking spaces that may 
be reduced for the entire Zone Lot through Section 10.4.5.3.A.4.  Therefore, 
the minimum vehicle parking requirement for the office Primary Use may be 
reduced in accordance with the vehicle parking reductions in Section 10.4.5.3, 
but the alternative minimum vehicle parking requirement for the affordable 
housing units may not be reduced further.      

5.	 Informational Notice Required for Certain Reduction Requests
A request for greater than a 25% reduction in the required amount of parking shall be 
reviewed according to Section 12.4.2, Zoning Permit Review with Informational Notice, 
with the following exceptions:
a.	 Vehicle parking reductions requested as part of a General Development Plan
b.	 Alternative vehicle parking ratios
c.	 Vehicle parking reductions for small lots in the C-CCN zone districts under Section 

10.4.5.3.C.

6.	 Withdrawal from Participation in Plans or Programs 
a.	 Upon application to the Zoning Administrator, the owners of the properties and 

land uses participating in a special parking arrangement authorized by this Section 
10.4.5.3, may withdraw, either partially or completely, from any such arrangement 
or program, provided all uses, land, and structures remaining under such arrange-
ment or program will comply with all conditions and limitations of the arrange-
ment or program, and all primary uses, land and structures withdrawn from such 
arrangement or program can comply with this Division 10.4 and the applicable 
zone district parking requirements.   The Zoning Administrator shall keep the spe-
cial parking arrangement/program withdrawal among its records and record the 
withdrawal in the Denver County real property records.

b.	 The Zoning Administrator may allow withdrawal from a special parking arrange-
ment authorized by this Section 10.4.5.3 to result in a permanent deficiency of 
the required amount of parking spaces that was otherwise allowed as part of the 
special parking arrangement if:
i.	 The owner(s) demonstrate that best efforts, as determined by the Zoning 

Administrator, were made to maintain and continue the authorized special 
parking arrangement; or,

ii.	 By no fault of the owner(s), the justification or factual basis for the reduction 
no longer applies or exists. Example, the relocation of a Multi-Modal Trans-
portation stop, where the subject property is no longer within the requisite 
proximity to receive a parking reduction.

B.	 Reductions Allowed
The Zoning Administrator shall allow an applicant to apply reductions to the minimum number 
of required vehicle parking spaces upon finding that the additional requirements and special 
review process stated in the following table have been met:



Article 10. General Design Standards
Division 10.8 Reserved Open Space Standards

| 10.8-1  DENVER ZONING CODE
June 25, 2010 | Republished May 24, 2018

Division 10.8	 RESERVED OPEN SPACE STANDARDS
Section 10.8.1	 OPEN SPACE IN LARGE DEVELOPMENTS
10.8.1.1	Purpose 

To ensure large developments provide open space within their boundaries that is publicly acces-
sible, usable, and provides community benefit, including but not limited to pedestrian areas, court-
yards, plazas, and natural, pervious areas.

10.8.1.2	Applicability 
A.	 General Applicability

This section shall apply to all Development in all zone districts where the total gross land area 
for the Development is either greater than 5 acres or 3 or more Blocks ("large development").

B.	 Exceptions
A large development may be exempt from providing the minimum open space set forth in this 
Section 10.8.1 if: 

1.	 The proposed Development is subject to a previously approved General Development 
Plan (GDP), and when the DRC determines that the previous GDP was approved with 
minimum open space consistent with the minimum amount and design standards set 
forth in this Section 10.8.1.; or

2.	 When the DRC determines that the proposed Development is located in an approved 
Large Development Framework, Infrastructure Master Plan, Subdivision under D.R.M.C. 
Chapter 50, or other regulatory process that has established minimum open space that 
is consistent with the minimum amount and design standards set forth in this Section 
10.8.1. 

10.8.1.3	 Minimum Amount Required 
A minimum of 10% of the Net Development Area as defined in Section 13.1.6.4.A, Open Space in 
Large Developments Rules of Measurement, shall be provided as open space in accordance with this 
section ("Open Space in Large Developments").  See Section 13.1.6.4, Open Space in Large Develop-
ments Rules of Measurement.

A.	 For large developments equal to or under 10 acres and subject to this section, City park land, 
or land required to be dedicated to the city by the Department of Parks and Recreation, located 
within the large development boundaries, may count towards the 10% minimum requirement 
for Open Space in Large Developments, provided the land complies with:

1.	 The minimum design standards set forth in this Section 10.8.1; and

2.	 With any applicable design standards adopted by the Department of Parks and Recre-
ation.

B.	 For large developments over 10 acres and subject to this section, City park land, or land dedi-
cated to the Department of Parks and Recreation, located within the large development bound-
aries, may count towards the 10% minimum requirement for Open Space in Large Develop-
ments, provided the land:

1.	 Complies with the minimum design standards set forth in this Section 10.8.1;

2.	 Complies with any applicable design standards adopted by the Department of Parks and 
Recreation; and

3.	 Is in addition to any minimum land area required for City park land, or land required to 
be dedicated to the Department of Parks and Recreation (DPR) in accordance with ad-
opted DPR design standards, and located within the large development boundaries.
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10.8.1.4	 The required Open Space in Large Developments shall be subject to a perpetual easement granted 
to the City and/or the general public. All required easements shall be in a form approved by the City.

10.8.1.5	 The required Open Space in Large Developments shall remain open to the public at all times, or 
from sunrise to sunset.

10.8.1.6	 Design Standards
The required Open space in Large Developments shall comply with the following standards.

A.	 The required open space shall be provided in 1 or more contiguous areas measuring at least 15 
feet wide and 30 feet deep and abutting:

1.	 A Street; or 

2.	 An area with direct pedestrian access to a Street, provided such area is subject to a per-
petual easement, or similar mechanism, granted to the city and/or the general public.

B.	 The required minimum Open Space in Large Developments shall remain publicly accessible and 
usable in accordance with the following design standards:

1.	 Shall not be covered by an Off-Street Parking Area or a Completely or Partially Enclosed 
Structure, but may include Open Structures excluding Exterior Balconies. The required 
open space may include user amenities such as tables, chairs, benches, sculptures, and 
similar elements.

2.	 Shall be visible from at least one public named or numbered Street. See Figure 13.1-116. 

3.	 Shall not be permanently enclosed by railings, fences, gates, or walls.

4.	 There shall be no more than a 2 feet difference in the elevation of finished grade at (a) any 
point the open space abuts a Street, or (b) any point the open space abuts a Zone Lot Line 
accessible to the public.

5.	 Shall have barrier-free access to the open space from the abutting Street or the point the 
open space abuts a Zone Lot Line accessible to the public in accordance with the Ameri-
cans with Disabilities Act or Denver Accessibility Standards. 

6.	 The required open space design may be, but it not limited to, any of the following types:
a.	 A courtyard, enhanced streetscape, or pedestrian area with connections to transit 

facilities, plazas, or streets; and/or
b.	 Natural, pervious areas landscaped with trees and vegetation.

C.	 The Zoning Administrator may approve an Administrative Adjustment to the Open Space 
in Large Development design standards in this Section 10.8.1.6, according to Section 12.4.5 
(Administrative Adjustments) and upon finding that the proposed adjustment would meet or 
exceed the intent and purpose of this Section 10.8.1. 
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C.	 Process to Establish Comprehensive Sign Plan 

1.	 Plan Submittal
The following items and evidence shall be submitted to the Zoning Administrator to ex-
plain a proposed comprehensive sign plan for a facility:
a.	 A site plan or improvement survey of the facility drawn to scale showing exist-

ing and proposed buildings, Off-Street Parking Areas, landscaped areas, drainage 
swales, detention ponds, adjoining streets and alleys. A comprehensive sign plan 
may be a component of a general development plan;

b.	 Scaled drawings showing the elevations of existing and proposed buildings and 
structures that may support proposed signage.

c.	 Design descriptions of all signs including allowable sign shapes, size of typography, 
lighting, exposed structures, colors, and materials, and any  information on the 
frequency of changeable graphics.

d.	 All information on sign location shall also be provided: wall elevations drawn to 
scale showing locations of wall, window, projecting and roof signs, and site plans 
drawn to scale showing allowable locations and heights of ground signs;

e.	 Calculations of sign area and number.

2.	 Notice  
The Zoning Administrator shall see that the notices are placed on the property by the 
applicant no later than 15 days after receipt of the complete application for the proposed 
plan.  The Zoning Administrator shall also send notice of the proposed plan to the neigh-
borhood organizations which are registered pursuant to the provisions of Article III, 
Chapter 12 of the Revised Municipal Code and whose boundaries are within 3,000 feet 
of the boundary line of the zone lot of the large facility.  The Zoning Administrator shall 
also send notices to the city council members in whose district the large facility is located 
and to the at large council members.  Such notice shall require that written comments be 
submitted to the Zoning Administrator  by those persons having a concern with respect 
to the proposal within 30 days of the date of notification.  If the facility site falls within a 
district designated for preservation or the area of a structure designated for preservation 
pursuant to the provisions of D.R.M.C., Chapter 30 (Landmark Preservation) , the Zoning 
Administrator shall notify the landmark approving authority regarding the proposal. Such 
notice shall require that the landmark approving authority provide a written recommen-
dation, based on adopted standards, policies, and guidelines, to the Planning Board and 
Zoning Administrator, as set forth in D.R.M.C., Chapter 30 (Landmark Preservation).

3.	 Forwarding of a Proposed Comprehensive Sign Plan
The Zoning Administrator shall consider the concerns expressed by members of the pub-
lic, neighborhood organizations and council members, and shall evaluate the proposed 
plan according to the criteria listed below and shall send the proposed plan and a recom-
mendation for approval, denial or approval with conditions to the planning board.

4.	 Criteria for Review  
The criteria for reviewing proposed comprehensive sign plans are as follows: 
a.	 The sign plan shall exhibit design excellence, inventiveness and sensitivity to the 

context.
b.	 Signs shall not be oriented or illuminated so that they adversely affect the sur-

rounding area, particularly existing nearby residential uses or structures. Examples 
of adverse effects are glare from intense illumination, and large signs or structures 
which visually dominate and area.

c.	 Roof signs shall not be allowed unless such signs are designed to appear as an inte-
gral part of the building to which they are attached.  Such roof signs shall not extend 
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Division 12.2	 REVIEW AND DECISION MAKING BODIES
Division 12.2 states the roles and responsibilities of all bodies with respect to administering and enforcing 
this Code.  

Section 12.2.1	 CITY COUNCIL
12.2.1.1	General Authority

The City Council may exercise powers described by the  charter, ordinances, and rules and regula-
tions.

12.2.1.2	Authority for Final Action
The City Council is responsible for final action regarding:

A.	 Official Map Amendments (Rezoning)

B.	 Text Amendments

Section 12.2.2	 PLANNING BOARD
12.2.2.1	General Authority

The Planning Board may exercise the powers described by D.R.M.C. Sec. 12-45, Powers and Duties 
of the Planning Board, and as described in this Code.

12.2.2.2	Authority for Final Action
The Planning Board is responsible for final action regarding: 

A.	 District Sign Plans in the Downtown Theater zone district. 

B.	 Site development plan applications for certain construction and exceptions in the Campus 
Healthcare (CMP-H and CMP-H2) zone districts, as specified in Article 9, Division 2 (Campus 
Context) of this Code.

12.2.2.3	Review Authority
The Planning Board shall review and make recommendations to the authority responsible for final 
action shown in Section 12.2.9, Summary Table of Authority and Notice, regarding:

A.	 Official Map Amendments (Rezoning)

B.	 Text Amendments

C.	 General Development Plans (GDPs)

D.	 Comprehensive Sign Plans for Large Facilities 

Section 12.2.3	 MANAGER OF COMMUNITY PLANNING & DEVELOPMENT
12.2.3.1	Short Title

The Manager of Community Planning and Development shall be known as “Manager” for the pur-
poses of this Code.

12.2.3.2	General Authority
The Manager may exercise powers described by the Charter and D.R.M.C., Section 12-17, General 
Powers and Duties, and other ordinances, rules and regulations.  In addition, the Manager shall:

A.	 Maintain the Official Map showing the current zoning classification of all land in the city; 

B.	 Record with the Denver County Clerk and Recorder and file with the Denver City Clerk all mat-
ters and documents required by this Code to be recorded or filed; 
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Section 12.2.5	 DEVELOPMENT REVIEW COMMITTEE
12.2.5.1	Creation

The Development Review Committee (“DRC”) shall consist of the Manager, the manager of Public 
Works, the Zoning Administrator, the chief of the Fire Department, and the manager of Parks and 
Recreation, or their designated representatives, provided that additional agencies may participate 
at the discretion of the Manager.

12.2.5.2	Authority for Final Action
The Development Review Committee is responsible for final action regarding: 

A.	 Site Development Plan Review

B.	 Minor Deviations and Repeals of General Development Plans

C.	 Large Development Review

D.	 Infrastructure Master Plan 

12.2.5.3	Review Authority
The Development Review Committee shall review and make recommendations to the Zoning Ad-
ministrator regarding:

A.	 Zoning Permit Review, as the Zoning Administrator may determine on a case-by-case basis.

Section 12.2.6	 BOARD OF ADJUSTMENT
12.2.6.1	Authority for Final Action

The Board of Adjustment is responsible for final action regarding:

A.	 Variances (see Section 12.4.7); 

B.	 Appeals from Administrative Decisions (see Section 12.4.8); and 

C.	 Zoning Permit with Special Exception Review (see Section 12.4.9).  

12.2.6.2	Creation; Alternates

A.	 Consistent with the City Charter, there shall be and hereby is created a Board of Adjustment 
consisting of 5 members.  The members of the Board shall be appointed by the mayor for a term 
of 5 years. Any vacancy which occurs in the Board of Adjustment shall be filled by the mayor for 
the unexpired term of any member whose term became vacant.

B.	 A member of the Board of Adjustment may be removed only for cause upon written charges and 
after public hearing. Should a member of the Board of Adjustment fail to attend one-third of the 
meetings scheduled during any period of 12 consecutive months, that failure shall be deemed 
cause for removal upon written charges being made and after a public hearing. 

C.	 The mayor may appoint for a term of between 1 to 5 years 2 alternate members of the Board of 
Adjustment in addition to the 5 members. When a member of the Board is recused or is absent, 
the alternate member first appointed by the mayor shall act with full authority. The alternate 
members shall thereafter rotate or substitute, one for the other, their service on the Board as 
the need arises. Except as to attendance, the provisions with regard to removal for cause and 
vacancies shall apply to such alternates. 

D.	 The compensation of the members of the Board of Adjustment and the alternate members shall 
be fixed by City Council. No member of the Board of Adjustment or an alternate member shall 
be on the staff of the Board or be employed by Community Planning and Development.
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Section 12.2.9	 SUMMARY TABLE OF AUTHORITY AND NOTICE
REVIEW AND DECISION-MAKING AUTHORITY TYPE OF PUBLIC NOTICE REQUIRED

D = Decision-Making Authority              
R = Review and Recommendation Authority
* = Public Hearing Required

= Notice Required 
Blank Cell = Notice Not Required

Informational Notice Notice of Public Hearing

Zoning  
Admin-
istrator Manager DRC

Board of  
Adjust-

ment
Planning  

Board
City  

Council

Written 
and Posted 

Notice of 
Community 
Information 

Meeting

Written and 
Posted Notice 
of Receipt of 
Application

Posted No-
tice of Final 
Administra-

tive Decision
Writ-
ten Posted

Pub-
lished

Zoning Permit 
Review 

D

Zoning Permit 
Review with 
Informational 
Notice

D  

Site 
Development 
Plan Review

R R

D/R
See Sec. 

12.4.3 
for site 

develop-
ment plans 
where DRC 
has reivew 
and recom-
mendation 
authority

D*
See Sec. 

12.4.3 for 
site devel-
opment 

plans that 
require pub-

lic notice

 
See Sec. 12.4.3 
for site devel-
opment plans 

that require 
public notice

 
See Sec. 

12.4.3 for site 
development 
plans that re-
quire public 

notice

 
See Sec. 12.4.3 for site devel-

opment plans that require 
notice of a public hearing

Zone Lot 
Amendment

D

Administrative 
Adjustment

D

Code 
Interpretation,  
Determination 
of Unlisted Use

D

Comprehen-
sive Sign Plan  

D R*    

Variance R D* Refer to rules of Board of Adjustment

Appeal of  
Administrative 
Decision

R D* Refer to rules of Board of Adjustment

Special 
Exception

R R D* Refer to rules of Board of Adjustment

Official Map 
Amendment 
(Rezoning)

R R* D*
 

- Written 
Notice Only

  

Text Amend-
ment

R R R* D*  

General 
Development  
Plan Infrastruc-
ture Master 
Plan

R D R*  

Large Develop-
ment Review

D 
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REVIEW AND DECISION-MAKING AUTHORITY TYPE OF PUBLIC NOTICE REQUIRED

D = Decision-Making Authority              
R = Review and Recommendation Authority
* = Public Hearing Required

= Notice Required 
Blank Cell = Notice Not Required

Informational Notice Notice of Public Hearing

Zoning  
Admin-
istrator Manager DRC

Board of  
Adjust-

ment
Planning  

Board
City  

Council

Written 
and Posted 

Notice of 
Community 
Information 

Meeting

Written and 
Posted Notice 
of Receipt of 
Application

Posted No-
tice of Final 
Administra-

tive Decision
Writ-
ten Posted

Pub-
lished

Repeal of an Ap-
proved General 
Development 
Plan

D  

Regulating 
Plan

R D
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Division 12.3	 REQUIREMENTS COMMON TO ALL ZONING 
PROCEDURES
Division 12.3 states those procedural steps or requirements that are generally common to all zoning proce-
dures stated in this Article, unless otherwise stated in this Code.  Division 12.4 states the procedural steps and 
requirements specific to each type of zoning application procedure, which will include references to the com-
mon requirements stated in this Division 12.3 as applicable.

Section 12.3.1	 GENERAL
The following review procedures are common to all zoning procedures, unless otherwise stated in this Code, 
and shall apply to applications submitted under this Code. Additional details may be included in the specific 
procedures included in Division 12.4 of this Article.

Section 12.3.2	 PRE-APPLICATION MEETING/ CONCEPT PLAN REVIEW
12.3.2.1	Optional

Except as stated in Section 12.3.2.2 below, an applicant may schedule a pre-application meeting 
or concept plan review with the Manager to discuss the procedures, standards and regulations 
required for approval in accordance with this Code. 

12.3.2.2	Mandatory
Before submitting an application for the following, an applicant shall schedule a pre-application 
meeting or concept plan review with the Manager to discuss the procedures, standards, and regula-
tions required for approval in accordance with this Code. 

A.	 Zoning Permit with Informational Notice

B.	 Site Development Plan

C.	 Zoning Permit with Special Exception Review

D.	 Official Map Amendment (Rezoning) 

E.	 Text Amendment 

F.	 Large Development Review (LDR) General Development Plan

G.	 Infrastructure Master Plan (IMP)

12.3.2.3	Effect of the Pre-Application Meeting or Concept Plan Review
Except as otherwise expressly stated in this Code or in any rules or regulations for administering 
this Article 12, Manager and other staff opinions or comments made during a pre-application meet-
ing or concept plan review are informational only and do not represent a commitment on behalf of 
the City regarding a final decision on the development proposal.  However, at the pre-application 
meeting , the Manager may waive application submittal requirements or request that additional 
information be submitted.

12.3.2.4	Timely Application Submittal Required
Except as otherwise expressly stated in this Code or in any supplementary rules or regulations for 
administering this Article 12, if an application is not submitted within 180 days after a mandatory 
pre-application meeting or concept plan review, the Manager may require a new pre-application 
meeting or concept plan review.

Section 12.3.3	 SUBMISSION OF APPLICATIONS
12.3.3.1	Authority to File Applications 

The person having legal authority to take action according to the approval sought shall file an appli-
cation for review or approval under this Code, and is hereinafter referred to as the "Applicant."  That 
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B.	 In no case shall the Zoning Administrator grant an extension if, since the date of the original 
approval, the subject property's zoning designation has changed or the applicant proposes an 
amendment to the approved application, plan or permit with the request for extension.  See 
Section 12.3.7, Modification or Amendment of Applications, Plans and Permits, below.

C.	 All requests for extensions shall be submitted to Community Planning and Development in 
writing at least 30 days before the expiration of the approval period.  An extension request shall 
include:

1.	 Payment of any required fee for the extension review; and 

2.	 A narrative stating the reasons for the applicant's or owner's inability to comply with the 
specified deadlines, listing any changes in the character of the neighborhood, any changes 
to the Comprehensive Plan or this Code that have occurred since the original approval 
date and that affect the subject development, and the anticipated time schedule for com-
pleting the development.  

D.	 Additional review of the application, permit or plan may result in additional conditions placed 
on the extended approval, application, permit or plan, as applicable.

E.	 If the extension is denied, the applicant may re-submit a new application, subject to the fees, 
standards, and regulations in effect at the time of re-submittal, for the same project.

Section 12.3.7	 MODIFICATION OR AMENDMENT OF APPLICATIONS, 
PLANS AND PERMITS
12.3.7.1	Modifications to Pending or Approved Applications, Plans or Permits

This Section 12.3.7.1 shall not apply to modifications to LDFs, IMPs, or GDPs; instead see Section 
12.4.12 and 12.4.14 17.  

The following types of  minor modifications, changes, removal, or release of either (1) the Code 
standards applicable to a pending application; or (2) the Code provisions applicable to, or the 
conditions attached to, an approved application, plan or permit, shall be treated as "modifications" 
rather than "amendments," and may be approved administratively by the Zoning Administrator ac-
cording to this Section. 

A.	 Modifications to Regulating Plans, Site Development Plans or Zoning Permits

1.	 Modifications to a pending or approved regulating plan, site development plan or zoning 
permit application that are expressly permitted as “administrative adjustments” under 
Section 12.4.5 (Administrative Adjustments) of this Code, may be approved by the Zoning 
Administrator according to the procedures and criteria in Section 12.4.5.  

2.	 The Zoning Administrator may allow minor changes to an approved regulating plan, site 
development plan or zoning permit provided such minor changes do not constitute an 
"amendment" under Section 12.3.7.2.B, "Amendments to Approved Regulating Plans, Site 
Development Plans and Zoning Permits," below. 

3.	 All modifications to an approved regulating plan, site development plan or zoning permit 
shall be submitted to the Zoning Administrator as "redline" edits to the previously ap-
proved plan or permit documents.  After approval, the Zoning Administrator shall record 
a modified regulating plan or site development plan in the records of the Denver County 
Clerk and Recorder's Office, and shall register a modified zoning permit in the records of 
Community Planning and Development.

B.	 Other Modifications to Approved Applications, Plans, or Permits
Changes, modifications, removal, or release of all or some of the provisions of an approved 
application, plan or permit, which  do not otherwise qualify as "modifications" under Section 
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12.3.7.1.A above, or as an "amendment" under Section 12.3.7.2, Amendment to Approved Ap-
plications, Plans and Permits, below, may be approved by the Manager, using the same review 
process and criteria applicable to Administrative Adjustments stated in Section 12.4.5 of this 
Code. 

12.3.7.2	Amendments to Approved Applications, Plans and Permits
This Section 12.3.7.2 shall not apply to amendments to LDFs, IMPs, or GDPs.  See Section 12.4.12  
and 12.4.14 .17.

A.	 Procedure for Amendments

1.	 An "amendment" to an approved application, plan or permit shall be reviewed according 
to the same procedures and subject to the same limitations and requirements, including 
the payment of fees, as if it were a new application, including, where applicable, review at 
a public hearing before the Planning Board.

2.	 Unless otherwise allowed by this Code, each application for amendment shall include the 
entire land area of the original approved application, plan or permit, and may be initi-
ated by the owner(s) or agent of the owner(s) of the property to which the amendment 
applies.

3.	 The Manager shall record all amendments to a site development plan approved according 
to this Section in the records of the Denver County Clerk and Recorder's Office.

B.	 Amendments to Approved Regulating Plans, Site Development Plans and Zoning Permits 

1.	 All changes to all or some of the provisions of an approved regulating plan, site develop-
ment plan or zoning permit, including but not limited to a site development plan in a 
PUD District (but excluding a PUD District Plan amendment which requires City Council 
approval), which do not qualify as a “modification" under Section 12.3.7.1 above, shall be 
considered amendments subject to this Section 12.3.7.2.

2.	 In addition, any of the following changes to an approved regulating plan, site develop-
ment plan or zoning permit, including but not limited to a site development plan in a 
PUD District (but excluding a PUD District Plan amendment which requires City Council 
approval), shall be considered amendments subject to this Section 12.3.7.2:
a.	 An increase in overall project density; 
b.	 An increase in the maximum height of any building by more than 5 feet or 5 per-

cent, whichever is less;
c.	 An increase in the floor area ratio (FAR) by greater than 10 percent as calculated on 

a total project basis; 
d.	 A change to the permitted uses or mix of uses if the proposed uses are more inten-

sive than the approved uses, as determined by the Zoning Administrator according 
to the criteria in Section 12.4.6 (Code Interpretations and Determination of Unlisted 
Uses); 

e.	 A change to the location of permitted land uses that would substantially change the 
development's character or impacts on surrounding property, as determined by the 
Zoning Administrator;

f.	 A reduction in required minimum setbacks from zone lot lines;
g.	 An increase in required build-to location from zone lot lines;
h.	 An increase in permitted building coverage, including coverage by surface parking;
i.	 A reduction by more than 5 percent in the land area designated for landscaping;
j.	 A reduction in the ratio of parking or loading spaces to overall gross floor area or 

dwelling units;
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k.	 A change in the permitted number, size or lighting of signs;
l.	 Changing the vehicle access from and through public rights-of-way; provided, 

however, that curb cut locations may shift unless specifically established by the ap-
proved plan or permit; 

m.	 Changing or negating a condition of approval; or
n.	 Modifying any other element of an approved application, plan or permit, including 

but not limited to architectural concepts, building elevations, facade treatments, 
and exterior building materials, which  would substantially change its character or 
impacts on surrounding property, as determined by the Manager.

Section 12.3.8	 WITHDRAWAL OF RECORDED SITE DEVELOPMENT PLANS 
AND GENERAL DEVELOPMENT PLANS
12.3.8.1	 This Section 12.3.8 shall not apply to Large Development Review Frameworks.  See Section 12.4.12.

12.3.8.2	 Pursuant to the same procedure and subject to the same limitations and requirements by which 
such Ssite Ddevelopment Pplans, Infrastructure Master Plans (IMPs), or General Development Plans 
(GDPs) were approved and recorded, all Ssite Ddevelopment Pplans, IMPs, and GDPs recorded un-
der this Code may be withdrawn, either partially or completely, if all land and structures remaining 
under such site development plans can be made to comply with all regulations established by this 
Code.  Upon approval of an application to withdraw, the Manager shall record in the real property 
records of the Denver County Clerk and Recorder an appropriate certificate of such withdrawal. 
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the provisions of this Code, is prohibited by D.R.M.C., Chapter 6 Licenses, due to proximity to a 
school.  See Section 1.1.3.3.A, Conflicting Provisions.

12.4.1.5	Review Criteria
The Zoning Administrator shall use the following criteria in making a decision on an application for 
zoning permit review:

A.	 The zoning permit is consistent with all prior approvals that are regulatory and controlling for 
the subject property, as applicable.  For example, all zoning permits shall be consistent with 
a previously approved Large Development Framework, Infrastructure Master Plan, General 
Development Plan, Regulating Plan, or Site Development Plan.

B.	 The zoning permit complies with all applicable regulations in this Code.

12.4.1.6	Requirements and Limitations After Zoning Permit Issuance
A.	 Expiration

1.	 Except as otherwise allowed in subsection C. below, all approved zoning permits autho-
rizing construction shall expire after 180 days after the date of issuance if a building per-
mit has not been issued within the 180-day time period and is not thereafter cancelled.  

2.	 Except as otherwise allowed in subsection C. below, an approved zoning permit authoriz-
ing a permitted use shall expire if a building permit has not been issued within the 180-
day time period or if the permitted use is not established within the 180-day time period.  
After the use is validly established, an approved zoning use permit shall run with the land 
except as otherwise restricted by this Code.

3.	 If a zoning permit is granted upon review and approval of a Site Development Plan ac-
cording to Section 12.4.3 of this Code, then the zoning permit authorizing construction or 
a permitted use shall expire at the same time as the approved Site Development Plan.

B.	 Modification and Rescission
The Zoning Administrator may change, modify, or rescind any zoning permit decision, whether 
or not the decision has been appealed to the Board of Adjustment.  Rescission of a permit is al-
lowed according to the procedure and criteria stated in Section 12.11.6 of this Code.

C.	 Modifications and Amendments to an Approved Zoning Permit
Modifications and amendments to an approved zoning permit are allowed according to Section 
12.3.7 of this Code. 

Section 12.4.2	 ZONING PERMIT REVIEW WITH INFORMATIONAL NOTICE
12.4.2.1	Purpose

The purpose of the zoning permit review with informational notice process is to ensure compliance 
with the standards and provisions of this Code, while encouraging quality development in Denver 
reflective of the goals, policies, and strategies found in the Comprehensive Plan.  Zoning permit 
review with informational notice is intended for specific types of development or establishment of 
specific permitted uses that are consistent with the intent of the zone district and generally com-
patible with surrounding building forms and uses, but which have the potential for adverse off-site 
impacts.  Zoning permit review with informational notice provides an opportunity for potentially 
affected parties to be notified of the city’s receipt of the application, the process for making com-
ments, the final decision, and appeal opportunities.

12.4.2.2	Applicability 
Zoning permit review with informational notice is required for the following types of development:
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A.	 The zoning permit is consistent with all prior approvals that are regulatory and controlling for 
the subject property, as applicable.  For example, all zoning permits shall be consistent with 
a previously approved Large Development Framework, Infrastructure Master Plan, General 
Development Plan, Regulating Plan, or Site Development Plan.

B.	 The zoning permit complies with all applicable regulations in this Code.

C.	 The proposal will not substantially or permanently injure the appropriate use of adjacent con-
forming properties, taking into consideration all proposals for mitigation of such impacts.

D.	 Additional Review Criteria for Homeless Shelters
In addition to the review criteria above, the Zoning Administrator shall approve a zoning per-
mit for a homeless shelter only if the Zoning Administrator finds the proposed shelter will not 
substantially or permanently injure the appropriate use of conforming residential properties 
located within 500 feet of the proposed use.  Evidence of such injury shall clearly establish the 
anticipated specific problems attributed to residents of the proposed shelter for the homeless 
while in or around the shelter as distinct from the general problems attributed to persons using 
or passing through the subject area.

12.4.2.6	Requirements and Limitations After Zoning Permit Issuance
A.	 Expiration

1.	 Except as otherwise allowed in subsection C. below, all approved zoning permits autho-
rizing construction shall expire after 180 days after the date of issuance if a building per-
mit has not been issued within the 180-day time period and is not thereafter cancelled.  

2.	 Except as otherwise allowed in subsection C. below, an approved zoning permit authoriz-
ing a permitted use shall expire if a building permit has not been issued within the 180-
day time period or if the permitted use is not established within the 180-day time period.  
After the use is validly established, an approved zoning use permit shall run with the land.

3.	 If a zoning permit is granted upon review and approval of a Site Development Plan ac-
cording to Section 12.4.3 of this Code, then the zoning permit authorizing construction or 
a permitted use shall expire at the same time as the approved Site Development Plan.

B.	 Modification and Rescission
The Zoning Administrator may change, modify, or rescind any zoning permit decision, whether 
or not the decision has been appealed to the Board of Adjustment.  Rescission of a permit is al-
lowed according to the procedure and criteria stated in Section 12.11.6 of this Code.

C.	 Modifications and Amendments to an Approved Zoning Permit
Modifications and amendments to an approved zoning permit are allowed according to Section 
12.3.7 of this Code. 

Section 12.4.3	 SITE DEVELOPMENT PLAN REVIEW
12.4.3.1	Purpose

The purpose of the site development plan review process is to ensure compliance with the stan-
dards and provisions of this Code and other applicable city standards, rules and regulations, while 
encouraging quality development in Denver reflective of the goals, policies, and strategies found in 
the Comprehensive Plan.  Site development plan review is generally reserved for development with 
the potential for significant on-site and off-site impacts necessitating inter-departmental and inter-
agency referral, review, and, in some cases, approval prior to final action by Community Planning 
and Development.  After the City's approval of a site development plan, Community Planning and 
Development is authorized to issue requisite zoning permits under this Code.
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12.4.3.2	Applicability 

A.	 Site development plan review is required for the following (see Article 13, Division 13.3, for 
definition of the term "development" as used below):  

1.	 Development in all zone districts except the following types of residential development:
a.	 Development of a single-unit or two-unit dwelling use in the Urban Center, Down-

town, or Industrial Contexts; or 
b.	 Development of a suburban house, urban house, tandem house, or duplex building 

form on a single zone lot.
c.	 Development of a Detached Accessory Dwelling Unit building form.

2.	 Creation of or development on a flag lot.

3.	 Development subject to an approved General Development Plan (GDP), Large Develop-
ment Framework (LDF), or Infrastructure Master Plan (IMP).

4.	 Development within a PUD District; however, development within a PUD District subject 
to an approved Detailed PUD District Plan under Section 9.6.1.3, Requirement for a PUD 
District Plan, is exempt from this requirement for site development plan review.

5.	 Development on a Parkway designated according to Chapter 49 of the D.R.M.C.

6.	 Establishment of a primary, accessory, or temporary use permitted in a zone district un-
der Articles 3 through 9, Article 11, or any other provision of this Code, where such provi-
sion explicitly requires site development plan review and approval prior to establishment 
of the use. 

7.	 Requests for shared parking or participation in an off-site car-sharing program to meet 
minimum parking requirements, as specified in Article 10, Section 10.4.5.4, Shared Ve-
hicle Parking, and Section 10.4.5.3.B, Off-Site Car Sharing Program.

B.	 The Zoning Administrator may require site development plan review for any development not 
listed in subsection A. above, where the proposed development requires approval by a city 
agency or department other than Community Planning and Development. 

C.	 No development shall occur on property subject to these requirements until a site development 
plan has been approved and requisite zoning and building permits issued, unless the Zoning 
Administrator expressly allows an exception.

12.4.3.3	Review Process
A.	 Initiation

The owner(s) of the subject property or the owner’s or owners' authorized agent may initiate 
an application for site development plan review.

B.	 Pre-Application Concept Plan Review

1.	 A pre-application concept plan review is mandatory before submittal of a formal site 
development plan application.  During the concept plan review, the DRC will confirm the 
applicability of site development plan review to the proposed development activity and 
the specific procedure steps and submittal requirements the applicant will follow.  See 
also Section 12.3.2, Pre-Application Meeting/ Concept Plan Review.

2.	 During the concept plan review, the DRC may waive an otherwise mandatory requirement 
for site development plan review if the DRC finds that the nature and complexity of the 
proposed development, and the development's compliance with this Code, can be fully 
addressed through the zoning permit review procedure in Section 12.4.1.
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3.	 During the concept plan review, the DRC shall determine whether Large Development Re-
view (LDR) or an Infrastructure Master Plan (IMP) is required for the proposed develop-
ment activity according to Sections 12.4.12 and 12.4.14.  If the DRC determines a LDR or 
IMP is required the Site Development Plan application shall not be approved until a LDR 
or IMP, as applicable, is completed and/or approved. 

C.	 Application and Fees

1.	 Submittal in Writing
All applications for site development plan review shall be filed in writing with Commu-
nity Planning and Development. The applicant shall pay all required fees at the same time 
the application is submitted.  See Section 12.3.3, Submission of Applications. 

2.	 Concurrent Applications
Concurrent applications may be allowed according to Section 12.3.3.9, Concurrent Ap-
plications. In no case, however, shall a building permit, as applicable, be issued until the 
site development plan is approved and all zoning permits issued according to this Article, 
unless the Zoning Administrator allows an exception in writing.  

D.	 Public Notice Requirements
Informational Notice shall be provided according to Section 12.3.4.5, Informational Notice-Gen-
eral Provisions, for the following types of site development plan review applications only:

1.	 Site development plans where multiple primary buildings will be sited on the same zone 
lot in a Residential Zone District, but not including development of a tandem house build-
ing form on a single zone lot.  For such site development plans, written informational 
notice shall be given only for receipt of the application.   

2.	 Certain construction and exceptions in the Campus Healthcare (CMP-H and CMP-H2) 
zone districts, as specified in Article 9, Section 9.2.3.2.3, Construction Subject to Review 
and Final Decision by Planning Board.

E.	 Review, Referral and Decision by Development Review Committee

1.	 The DRC shall refer the site development plan application to other affected or interested 
agencies for review and comment.
a.	 For proposed development in the DIA Influence Area Overlay District, the DRC shall 

refer the site development plan application to the Department of Aviation for re-
view.  The DRC shall not approve a site development plan in the DIA Influence Area 
Overlay District until the Manager of the Department of Aviation, or designee, has 
found that the proposed development complies with the DIA Influence Area Overlay 
District standards in Article 9 of this Code.  The Manager of Aviation shall comment 
within 14 days from the referral of the complete application.  Non-response by the 
Manager of Aviation within the 14-day time period, or any extension agreed to by 
the DRC, shall be deemed a recommendation of approval.

2.	 If required by Section 12.4.3.3.F, Review and Final Decision by  Planning Board, the DRC 
shall forward the site development plan application, together with the DRC's recommen-
dation, to the Planning Board for the Planning Board’s review and final decision on the 
site development plan application.

3.	 The DRC shall consider the relevant comments of all interested parties, the actions taken 
by other agencies on the site development plan, as applicable, the recommendation by the 
Planning Board, as applicable, and the review criteria stated below, in approving, approv-
ing with conditions, or denying a site development plan application. 
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4.	 The DRC may attach conditions to the site development plan approval reasonably neces-
sary to protect the health, safety and welfare of the community and to minimize adverse 
impacts on adjacent properties, as authorized by this Code.

12.4.3.4	Review Criteria
The following criteria shall be considered in making a decision on an application for Ssite Ddevelop-
ment Pplan review:

A.	 The Ssite Ddevelopment Pplan has been reviewed and approved by the DRC, where such ap-
proval is authorized and required by the D.R.M.C.  The DRC or Planning Board shall not approve 
a Ssite Ddevelopment Pplan until all DRC departments have approved the site development 
plan pursuant to their charter or D.R.M.C. authority.

B.	 The Ssite Ddevelopment Pplan is consistent with all prior approvals that are regulatory and 
controlling for the subject property, as applicable.  For example, the Ssite Ddevelopment Pplan 
shall be consistent with a previously approved Large Development Framework, Infrastructure 
Master Plan, General Development Plan, or Regulating Plan.

C.	 The Ssite Ddevelopment Pplan complies with all applicable regulations in this Code.

D.	 Additional Review Criteria for Certain Construction in the CMP-H and CMP-H2 Districts
The following additional criteria shall be considered in making a decision on an application 
for site development plan review submitted to permit certain construction and exceptions in 
the Campus Healthcare (CMP-H and CMP-H2) zone districts, as specified in Article 9, Section 
9.2.3.3, Construction Subject to Review and Final Decision by Planning Board:

1.	 Whether the project is generally compatible with the Comprehensive Plan, including any 
neighborhood plans, and with the campus facility’s plans for future development;

2.	 Whether there has been demonstrated neighborhood involvement in reviewing the 
project and its potential impacts, including meetings with applicable RNOs, and whether 
neighborhood concerns have been appropriately addressed;

3.	 Whether the project has a significant adverse impact on historically designated or archi-
tecturally significant buildings as determined by Community Planning and Development; 
and

4.	 Whether the construction project is consistent with the Campus zone district in which it 
is proposed to be located.

5.	 Consideration for the growth needs and viability of healthcare districts in CMP-H and 
CMP-H2 zone districts.

12.4.3.5	Appeal
Section 12.4.8, Appeal of Administrative Decision, shall apply.

12.4.3.6	Requirements and Limitations After Site Development Plan Approval
A.	 Recordation of Approved Site Development Plans

Community Planning and Development shall register a copy of the approved Ssite Ddevelop-
ment Pplan among its records and shall record the approved site development plan in the real 
property records of the Denver County Clerk and Recorder. 

B.	 Effect of Approval 

1.	 A Ssite Ddevelopment Pplan approved according to this Section shall regulate the future 
use and development of the subject property.  

2.	 Approval of a Ssite Ddevelopment Pplan means a proposed development complies with 
the standards and provisions of this Code and, consequently, the City may issue zoning 
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ZONING STANDARD
MAXIMUM  ADJUSTMENT

"NA" = NOT APPLICABLE OR AVAILABLE

Suburban House, Urban House, Duplex, 
Tandem House and Any Associated Detached 

Accessory Structure  Building Forms Only

All Other Building Forms

DESIGN ELEMENT STANDARDS:

Building Configuration na 15%

Attached Garage

Attached garage may be located closer to the 
minimum Primary Street setback line than the 
Primary Street facing facade(s) of the primary 
structure enclosing the primary use, provided 
the resulting attached garage shall be more 
compatible with a predominant established 
pattern on the same or opposite face block as 
the subject property.

na

Upper Story, Primary Street Step-
back for individual landmarks and 
structures in historic districts

The Zoning Administrator may approve an adjustment if the landmark approving authority 
(pursuant to D.R.M.C., Chapter 30, Landmark Preservation) finds specifically that develop-
ment on the Zone Lot conforming to this Code’s stepback regulations would have an ad-
verse impact upon the historic character of the individual landmark or the historic district, 
if a historic district is involved.

OTHER STANDARDS:

Garden wall alternative to build-to 
standards

na

Adjustment permitted for use of alterna-
tive garden wall materials when Zoning 
Administrator finds alternative garden 
wall materials will better complement 
primary building materials.  

Required Amount of Parking in 
the Historic Structure Use Overlay 
District (UO-3) Only

•	 Required parking for office/art studio use in a Historic Structure:  no maximum limit if 
applicant can show compliance with required parking is physically impossible.

•	 Required parking for bed and breakfast use in a Historic Structure:  20%
•	 See Section 9.4.4.8

Required Parking for Limited 
Nonresidential Uses Permitted in 
Existing Business Structures

Adjustment permitted to relieve hardship due 
to physical limitations of the site
•	 See Section. 11.4.5

na

Required Amount of Parking to 
Preserve Established Trees

na

Adjustment permitted when Zoning 
Administrator finds the adjustment is 
necessary to preserve existing, mature 
trees See Section 10.4.5. and  Section 
10.5.3

Required Bicycle Parking and 
Required Mix of Bicycle Parking 
Facilities

na
20%
See Section 10.4.3.3.

Minimum Width of Parking Aisles or 
Internal Drives in Off-Street Parking 
Areas

na

Adjustment permitted when Zon-
ing Administrator finds adjustment is 
necessary to relieve hardship associated 
with providing safe vehicle access and 
circulation on unusually small or narrow 
lots.

Minimum Landscaping Standards na

Adjustment permitted when Zoning 
Administrator finds the adjustment 
is necessary to: (1) preserve existing, 
mature trees; (2) mitigate excessive im-
provement costs; (3) relieve impractical 
hardship due to physical limitations of 
the site.  See Section 10.5.4.1.

Open Space in Large Develop-
ments - Design Standards in Section 
10.8.1.6

Adjustment permitted when Zoning Administrator finds the Open Space in Large Develop-
ment, with the adjustment(s) in design standards, is consistent with the intent and purpose 
for the open space stated in Section 10.8.1.1.

As expressly permitted in other parts of this Code, the Zoning Administrator may  grant administrative adjustments according to 
the allowances and limits expressed, and according to the procedures in this Section 12.4.5.
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4.	 The requested adjustment will have no significant adverse impact on the health, safety, 
or general welfare of surrounding property owners or the general public, or such impacts 
will be substantially mitigated.

5.	 The requested adjustment is needed to compensate for unnecessary hardship.  For 
purposes of satisfying these administrative adjustment review criteria, determination of 
“unnecessary hardship" shall mean the application satisfies the review criteria for a zon-
ing variance stated in Sections 12.4.7.5 and 12.4.7.6, except compliance with the criteria 
stated in Section 12.4.7.5.E, Nonconforming or Compliant Uses in Existing Structures, 
shall not be applicable to an application for administrative adjustment.

E.	 As applicable only to adjustments to the Open Space in Large Development design standards 
in Section 10.8.1.6., the requested adjustment is an alternative design approach that does not 
comply with one or more of the specific design standards, but the alternative design approach 
is consistent with the intent and purpose stated in Section 10.8.1.

12.4.5.6	Requirements and Limitations After Administrative Adjustment Approval
A.	 Administrative Adjustments to Approved Plans or Permits

Adjustments to an approved plan or permit shall be noted on a revised plan or permit, which 
shall be plainly marked as "Revised," and submitted to the Zoning Administrator. The Zoning 
Administrator shall note the terms of the approved administrative adjustment directly on the 
revised plan or permit and affix his signature and the date of approval.  If the original plan or 
permit was required to be recorded, the Zoning Administrator shall record such revised plan or 
permit in the real property records of the Denver County Clerk and Recorder within 30 days of 
the Zoning Administrators approval of the adjustment.

B.	 Noted on Pending Application
The Zoning Administrator shall specify any approved administrative adjustment from build-
ing form or design standards and the justifications for such adjustment on the pending zoning 
application for which the adjustments were sought.  Alternately, the Zoning Administrator may 
include such final determination, in writing, as part of staff report for a required public hearing.

C.	 Expiration 

1.	 As applicable, an approved administrative adjustment shall be valid for the same time 
frame as the approval with which it was joined or for the same time frame as the origi-
nally approved plan or permit.  

2.	 In all other cases, an administrative adjustment shall be valid for the same time frame and 
have the same effect as the zoning application with which it is joined, as such application 
is ultimately approved.

Section 12.4.6	 CODE INTERPRETATIONS AND DETERMINATION OF UN-
LISTED USES
12.4.6.1	Purpose and Applicability

A.	 This Section establishes a procedure whereby interpretation of this Code’s provisions may be 
sought and determined, including but not limited to:

1.	 Interpretations of terms, words, and phrases not otherwise defined in this Code;

2.	 Interpretations of Code provisions when additional clarity is required to apply such pro-
visions to a specific case or to guide general application of the Code;

3.	 Determination which of two or more conflicting provisions apply generally or to a specific 
case;
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12.4.9.3	Review Criteria
No application for a zoning permit with special exception review shall be approved by the Board 
of Adjustment unless the Board finds that all of the following conditions are met or can be met 
through conditions placed on approval of the application:

A.	 The special exception is consistent with the Comprehensive Plan;

B.	 The proposed special exception shall be consistent with the purposes and objectives of the zone 
district in which it is located;

C.	 If located within an IMP or GDP area, the special exception shall be consistent with the IMP or 
GDP;

D.	 The special exception is in compliance with all applicable regulations in this Code, including but 
not limited to, any specific use limitations stated in Articles 3 through 9, and in Article 11, Use 
Limitations and Definitions; 

E.	 The establishment, maintenance, and operation of the special exception will not be detrimental 
to or endanger the public health, safety, or general welfare of the community;

F.	 The use and enjoyment of other existing uses on the surrounding property will not be substan-
tially impaired by the establishment, maintenance, and operation of the special exception;

G.	 The establishment of the special exception will not impede the normal and orderly develop-
ment and improvement of the surrounding property for uses permitted in the district;

H.	 The aggregate impacts of similar special exceptions shall not result in harmful external effects 
or environmental impacts; and

I.	 Any potential adverse impacts from the proposed special exception can and will be adequately 
mitigated.

12.4.9.4	Requirements and Limitations After Zoning Permit Issuance
A.	 Expiration and Extensions

1.	 Except as otherwise allowed in subsection A.2. below, a zoning permit with special excep-
tion review shall expire 12 months from the date of the Board of Adjustment's decision 
unless the special exception use begins operating, or a valid building permit is issued. 
Upon  a showing of good cause, the Zoning Administrator may extend the permit for 
the special exception for additional time periods not to exceed a total of 12 additional 
months.

2.	 If a zoning permit with special exception review is granted upon review and approval of 
a Site Development Plan according to Section 12.4.3 of this Code, then the zoning permit 
authorizing construction or a permitted use shall expire at the same time as the approved 
Site Development Plan.

B.	 Limit on Reapplication for Denied Special Exceptions
No application for a zoning permit with special exception review denied by the Board of Adjust-
ment shall be considered for a period of 1 year from the date of the original denial unless the 
Zoning Administrator determines that the application contains substantial changes that ad-
dress the reasons for denial of the application.

Section 12.4.10	 OFFICIAL MAP AMENDMENT (REZONING)
12.4.10.1	 Applicability

An official map amendment may be required to correct an error in the map or, because of changed 
or changing conditions in a particular area or in the city generally, to rezone an area to implement 
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and process provisions required by the Charter for an official map amendment 
(rezoning).  

2.	 By Other Parties
Other than City Council or an individual City Council member, only the following parties 
may initiate an official map amendment:
a.	 The Manager.
b.	 All official map amendment applications for a PUD District, or for a zone district 

with waivers and/or conditions under Section 12.4.10.6, shall be initiated by all the 
owners of the entire land area subject to the rezoning application, or their repre-
sentatives authorized in writing to do so.  

c.	 For official map amendment applications for other than a PUD District or zone dis-
trict with waivers and/or conditions, an application for an official map amendment 
may be initiated by either:
i.	 All of the owners of the entire land area subject to the application for an of-

ficial map amendment or their representatives authorized in writing to do so; 
or 

ii.	 One or more of the owners of the real property subject to the application for 
amendment, or their representatives authorized in writing to do so, accompa-
nied by a petition requesting the amendment and which petition, at the time 
of submittal, contains the signatures of the owner or owners of 51 percent or 
more of the total area of the zone lots subject to the application for amend-
ment. 

B.	 Pre-Application Meeting

1.	 A pre-application meeting is mandatory for an official map amendment (Rezoning). See 
Section 12.3.2, Pre-Application Meeting/Concept Plan Review. 

2.	 The Manager shall determine at the pre-application meeting whether a Large Develop-
ment Review (LDR) General Development Plan (GDP) is required under Section 12.4.12, 
General Development Plan.  If the Manager determines a GDP is required by Section 
12.4.12, the applicant shall be advised that an official map amendment application will 
not be approved until a GDP is completed approved according to Section 12.4.12.

C.	 Application and Fees - General

1.	 All applications for official map amendments shall be filed in writing with the Manager.  
The applicant shall pay all required fees at the same time the application is submitted. See 
Section 12.3.3, Submission of Applications.  This provision does not apply to map amend-
ments initiated by the Manager.

D.	 Review and Referral by Manager
All applications for official map amendments shall be subject to the following review process:

1.	 Referral and Examination of Application 
Upon receipt of a complete application, the Manager shall transmit copies of the applica-
tion to other agencies that might be affected by the proposed application. If considered 
necessary, any such agency may require the applicant to furnish additional information of 
a pertinent and reasonable nature. Any such agency may transmit comments and recom-
mendations concerning the application to the Manager. Any agency wishing to comment 
shall do so within 21 days from the referral of the complete application.  Non-response 
by a reviewing agency within the 21-day time period, or any extension agreed to by the 
Manager, shall be deemed a recommendation of approval by such agency. 
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2.	 The Council committee shall direct any further action on the proposed text amendment 
under this Section and, when deemed ready for hearing, shall forward the proposal to the 
City Council.     

G.	 Public Hearing and Final Decision by City Council

1.	 The Manager shall submit the complete proposal with such supporting material as desig-
nated by the Council committee to the City Council for Council action.

2.	 The City Council shall notice and hold a public hearing on the proposed text amendment 
according to Section 12.3.4, Public Notice Requirements.  The City Council shall consider 
the recommendations of the Planning Board and Manager, comments received, and the 
review criteria below, in approving or denying a text amendment.

12.4.11.4	 Review Criteria
A.	 Consistency With Adopted Plans

All text amendments shall be consistent with the City’s adopted plans, or the proposed text 
amendment is necessary to provide for a community need that was not anticipated at the time 
of the adoption of the Comprehensive Plan.

B.	 Public Health, Safety and General Welfare
All text amendments shall further the public health, safety and general welfare of the City.

C.	 Uniformity of District Regulations and Restrictions  
A text amendment to this Code shall result in regulations and restrictions that are uniform for 
each kind of building throughout each district having the same classification and bearing the 
same symbol or designation on the official map, but the regulations in one district may differ 
from those in other districts.  

12.4.11.5	 Appeal
A decision by the City Council on a text amendment may be appealed to District Court.

Section 12.4.12	 LARGE DEVELOPMENT REVIEW GENERAL DEVELOPMENT 
PLAN
12.4.12.1	 Intent

A.	 General Intent
A GDP establishes a framework for future land use and development and resulting public 
infrastructure. The intent of the Large Development Review (LDR) process is to implement 
City Council adopted plans that provide guidance for future land use and development, and 
resulting public infrastructure, open space, and public parks, on sites that are large or other-
wise require a more coordinated inter-agency development review process.  The LDR process 
GDP provides an early opportunity to identify issues and the development's relationship with 
significant public infrastructure improvements such as major multi-modal facilities and con-
nections thereto, major utility facilities, and publicly accessible parks and open spaces.  An ap-
proved GDP The LDR provides a framework process master plan for coordinating development, 
infrastructure improvements, and regulatory decisions as before development proceeds within 
the subject area.  An approved GDP also constitutes a master plan that is a prerequisite to zon-
ing within the Master Plan neighborhood context, as described in Division 9.7, Master Planned 
Context, of this Code.

B.	 Intent of the LDR GDP Review Process
The review process for a LDR process GDP is intended to:

1.	 Provide for the coordinated assessment of general land development proposals by the 
City and other interested public agencies;
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2.	 Ensure that the development in the LDR area GDP is consistent with City Council adopted 
plans the Comprehensive Plan; 

3.	 Ensure that development in the LDR area will implement adopted plan policies related to 
infrastructure, open space, and public parks, as applicable, by establishing the appropri-
ate timing and requirements for subsequent regulatory steps, submittals and approvals; 
Identify subsequent regulatory steps, submittals, and approvals in order to determine the 
appropriate type and level of detail that may be needed in addition to the basic submittal 
requirements for the GDP; 

4.	 Produce a written document ("Large Development Framework") that states and describes 
all applicable planning and regulatory reviews and establishes a rational sequence of the 
required reviews to ensure that development in the LDR area is consistent with Section 
12.4.12.1.A. General Intent; and 

5.	 Provide for the notification and appropriate input from the public on the proposed LDF. 
GDP; 

6.	 Identify the type and scope of any required technical studies, plans and documents nec-
essary to achieve the intent of a GDP, and coordinate review of such studies, plans, and 
documents.

12.4.12.2	 Applicability When Required

A.	 Mandatory GDP The Large Development Review (LDR) process and Ppreparation of a Large 
Development Framework (LDF) GDP is mandatory when the Development Review Committee 
(DRC) Manager determines (1) the specific circumstances warrant a coordinated master frame-
work process plan to guide future development; and (2) the land use, development, open space, 
parks, housing, urban design, and infrastructure issues related to future development cannot 
be adequately resolved through other regulatory processes, such as subdivision or site develop-
ment plan review; or (3) the area at issue is subject to a previously approved regulatory plan or 
document that established a coordinated master framework process, including but not limited 
to a General Development Plan or LDF.  In determining whether circumstances warrant the LDR 
process and preparation of a LDF GDP, all relevant factors shall be considered, including but not 
limited to the following:

1.	 Adopted Plan Recommendation
A City Council adopted plan citywide land use, or small area plan, adopted by City Council 
as a supplement to the Comprehensive Plan, recommends use of the LDR process, prepa-
ration of an Infrastructure Master Plan (IMP), or General Development Plan (GDP) for all 
or portions of the plan area.

2.	 Large-Scale Development
The Manager determines that the gross land area at issue is more than 5 acres or 3 Blocks 
or will result in the creation of 3 or more Blocks. The GDP area either: (a) is more than 
10 acres, (b) is anticipated to be developed in phases; or (c) is owned by more than one 
person or entity.

3.	 Infrastructure Network or System Improvements
Future development in the subject GDP area anticipates any of the following infrastruc-
ture improvements:
a.	 Establishing, extending, expanding, or otherwise changing the arterial or collector 

street grid; or
b.	 Establishing, extending, expanding, or otherwise changing an existing regional 

stormwater system; or
c.	 Establishing, extending, expanding, or otherwise changing publicly accessible park 

and open space.
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4.	 General Development Plan Amendments 
The area is subject to a previously approved GDP and the GDP needs to be amended 
according to Section 12.4.12.24.A, Amendments and Minor Deviations to an Approved 
General Development Plan. 

5.	 Development Adjacent to Major River or Trail Corridors
Development within 100 feet from the Cherry Creek corridor or the South Platte River 
corridor, where publicly-accessible open space,  pedestrian connections, or  bike connec-
tions to such corridors is anticipated.    

The Manager shall inform the applicant in writing when preparation of a GDP is manda-
tory.

B.	 A determination whether the LDR process is applicable according to this subsection shall be 
made at the pre-application meeting step, as described in Section 12.4.12.7 below.

C.	 Optional LDR GDP
An owner may elect to submit request a LDR process GDP for the property in order to establish 
a coordinated regulatory and review framework master plan for the property.  

12.4.12.3	 Timing of LDR GDP Review
When preparation of a LDR GDP is mandatory, the Large Development Framework (LDF) GDP shall 
be approved before final approval of the following unless the Manager agrees to concurrent pro-
cessing of such applications according to Section 12.3.3.9, Concurrent Applications. 

A.	 Official Map Amendment

B.	 Subdivision under D.R.M.C., Chapter 50.

C.	 Site Development Plan under Section 12.4.3.

D.	 Infrastructure Master Plan under Section 12.4.14.

12.4.12.4	 Initiation

A.	 A LDR GDP may be initiated by any one or combination of the following parties:

1.	 The owner or owners of the entire subject property;

2.	 The owner(s)’s authorized agent(s);

3.	 The Manager;

4.	 The manager of Parks and Recreation; or

5.	 The manager of Public Works.

B.	 The Manager shall be an applicant or co-applicant whenever a GDP includes a Secondary Area 
and/or when the owner or owners of the entire subject property are not applicants. 

12.4.12.5	 Minimum Open Space Requirements for a GDP
All applications for a General Development Plan shall comply with the following open space stan-
dards:

A.	 Minimum Amount Required
A minimum of 10% of the total GDP area (including the Primary Area plus any Secondary Ar-
eas) shall be included in the GDP as open space.

B.	 Design Criteria 

1.	 The required open space shall be provided in one (1) or more areas.
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2.	 The required open space shall remain publicly accessible and usable.  

3.	 The required open space shall result in one or more of the following public benefits:  
a.	 Enhanced connections to transit facilities, plazas, or streets;
b.	 Enhanced pedestrian environments; and/or
c.	 Enhances or creates public spaces.

12.4.12.6	 Development Review Committee – Final Approval Authority
The Development Review Committee (“DRC”) shall have the authority to approve, approve with 
conditions, or deny a GDP application, after consideration of the recommendation from the Plan-
ning Board.

12.4.12.7	 Pre-Application Meeting Conference for LDRs

A.	 A pre-application meeting conference is mandatory to determine the applicability of the LDR 
process for a specific development concept according to Section 12.4.12.2, Applicability prior 
to the start of the concept GDP review and preliminary GDP review required under this Section.  
See 12.3.2, Pre-Application Meeting/Concept Plan Review.

B.	 An applicant shall request a pre-application meeting either on the applicant's own initiative, 
or when directed by the Manager after submittal of an application for a different regulatory 
process, including but not limited to an Official Map Amendment, Infrastructure Master Plan, 
Site Development Plan, or Subdivision under D.R.M.C. Chapter 50. For example, the Manager 
may refer an applicant to the LDR pre-application meeting process in lieu of a pre-application 
meeting/concept review for Site Development Plan under Section 12.4.3.3.

C.	 The DRC shall attend the pre-application conference, at which the applicant shall present the 
land use and development concept for the subject property. and identify the existing or desired 
neighborhood context.  The DRC, as part of the pre-application conference, shall identify the 
necessary regulatory processes applicable to development of the subject property, and on this 
basis confirm the need for and establish the contents of the GDP submittal.

D.	 If the DRC has sufficient information to assess the future land use and development proposal 
for infrastructure impacts, no later than 30 days following the pre-application meeting, the DRC 
shall inform the applicant in writing when the Large Development Review (LDR) process and 
preparation of a Large Development Framework (LDF) is mandatory. 

E.	 Any DRC determination that no LDR is mandatory does not automatically mean that future 
development in the area at issue is not subject to a future LDR process in accordance with this 
section. For example, if the DRC determines that no LDR process is required prior to approval 
of an Official Zoning Map Amendment for the area at issue, preparation of a LDF may still be re-
quired as part of a future request for a subdivision or site development plan in the area at issue. 

12.4.12.8	 Preliminary Determination of LDR Scope 
If the DRC has determined that the LDR process is required in accordance with Section 12.4.12.2 
(Applicability) and 12.4.12.7 (Preapplication Meeting), no later than 60 days following the pre-
application meeting, the Manager shall inform the applicant of the DRC's preliminary findings ad-
dressing, at a minimum, the following items:

A.	 The boundaries of the LDR;

B.	 Whether a City Council adopted plan (or plans) provides clear and sufficient guidance for 
changes in land use, development, and infrastructure in the subject area;

1.	 City Council adopted plans may include, but are not limited to, neighborhood plans, sta-
tion area plans, master plans, and citywide plans (Blueprint Denver).
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2.	 The Manager shall evaluate all applicable adopted plan policies and may determine "clear 
and sufficient guidance" exists considering all relevant factors, including but not limited 
to when (1) the City Council adopted plans provide a level of detail for the subject LDR 
area sufficient to establish a framework for interconnected land uses, streets, open space, 
public parks, and other infrastructure, as applicable; (2) the plan was adopted within 
the previous 20 years from the date of the LDR preapplication meeting; and (3) the plan 
adequately addresses current community conditions for the subject area. 

C.	 The type and timing of necessary regulatory processes applicable to the proposed development 
of the subject area, including but not limited to any Official Map Amendments, Subdivision of 
land under D.R.M.C Chapter 50, approval of an Infrastructure Master Plan in accordance with 
Section 12.4.14, amendments or repeals of previously approved General Development Plans, or 
approval of any urban design standards and guidelines;

D.	 When the Manager finds that an Official Map Amendment is necessary for the proposed large 
development and when the Manager has made a preliminary finding of no clear and sufficient 
City Council adopted plan guidance according to Section 12.4.12.8.B above, the type and timing 
of necessary planning processes applicable to the proposed development of the subject area;

E.	 Whether any land dedication will be required through a subsequent regulatory process in the 
LDR area for streets, trails, open space, public parks, schools and other public purposes; and

F.	 Whether any additional actions will be required to ensure community benefits are achieved for 
the large development area identified in a City Council adopted plan, including but not limited 
to an affordable housing plan or a schools plan, as applicable.

12.4.12.9	 Community Information Meeting
A.	 Timing of Community Information Meeting - Required Public Notice

No earlier than the DRC's preliminary determination of the LDR scope according to Section 
12.4.12.8 and prior to preparation and submittal of the Large Development Framework in ac-
cordance with Section 12.4.12.15, the applicant shall schedule a community information meet-
ing and provide notice in compliance with the following standards.

1.	 Writtten Notice of Community Information Meeting 
The applicant shall send written notice at least 21 days prior to such meeting of the pro-
posed Large Development Review application and community information meeting to:
a.	 All owners of land included in the boundary of the LDR area as determined by the 

Manager during the preapplication step in Section 12.4.12.7;
b.	 Owners of real property located within 200 feet of the boundary of the LDR as de-

termined by the Manager during the preapplication step in Section 12.4.12.7; 
c.	 The City Council members in whose districts the LDR area is located, as determined 

by the Manager during the preapplication step in Section 12.4.12.7, and the at-large 
Council persons;

d.	 Any neighboring municipality or county which is contiguous to any boundary of the 
LDR area as determined by the Manager during the preapplication step in Section 
12.4.12.7;

e.	 Denver Public Schools if the LDR area anticipates residential development; 
f.	 Any special district of which any part of the district's boundaries is included in the 

LDR area as determined by the Manager during the preapplication step in Section 
12.4.12.7; and

g.	 All Registered Neighborhood Organizations whose boundaries include or are within 
200 feet of the the boundary of the LDR area as determined by the Manager during 
the preapplication step in Section 12.4.12.7. 
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2.	 Posted Notice of Community Information Meeting 
Posted notice of the Community Information Meeting shall be provided in compliance 
with the following standards: 
a.	 No later than 21 days prior to the required Community Information Meeting, the 

applicant shall be responsible for posting signs on the subject property providing 
public notice thereof.

b.	 Posted notice shall be in number, size, location, and content as prescribed by the 
Manager and shall indicate the time and place of the Community Information Meet-
ing, and any other information prescribed by the Manager.

c.	 The applicant shall take all reasonable efforts to assure that posted signs remain on 
the site in the number and location prescribed by the Manager, and in good condi-
tion to maintain legibility, during the posting period.

d.	 Posted notices shall be removed by the applicant from the subject property no later 
than 15 days after the Community Information Meeting has been held. Failure to do 
so shall constitute a violation of this Code.

B.	 Conduct of Community Information Meeting

1.	 At the community information meeting, the applicant shall present the large development 
concept. Community Planning and Development staff shall present the DRC's preliminary 
findings from Section 12.4.12.8 (Preliminary Determination of LDR Scope) related to the 
LDR boundaries, whether there is clear and sufficient City Council adopted plan guidance 
addressing the LDR area, the timing and type of any necessary planning process, and 
required regulatory processes. 

2.	 In addition to presenting the preliminary findings of the LDR scope, Community Plan-
ning and Development staff's role at the community information meeting is to address 
city standards, processes, and City Council adopted plan policies that relate to the large 
development proposal.

3.	 The applicant shall record all public comment and questions, and submit a written report 
summarizing the community information meeting, and the applicant's response, if any, to 
community input.  The report shall be submitted to the Manager by no later than 15 days 
after the community information meeting date.  The Manager shall forward the report to 
the DRC for its review and consideration. The report shall be included in the Large Devel-
opment Framework. 

12.4.12.10	 Application and Fees
All applications for LDR review concept review, preliminary, and final GDP review shall be filed in 
writing with Community Planning and Development within 180 days of the Community Information 
Meeting according to Section 12.2.12.9. If an application for LDR review is not submitted within 180 
days after the Community Information Meeting, the Manager may require a new pre-application 
meeting, revised determination of the LDR scope, and Community Information Meeting.  The ap-
plicant shall pay all required fees at the same time the application is submitted. See Section 12.3.3, 
Submission of Applications. 

12.4.12.11	 Concept GDP Review
Before a preliminary GDP application is submitted, the applicant shall submit a concept GDP for 
review.  During this concept GDP review, the DRC and the applicant shall agree upon the parameters 
for the preliminary GDP submittal, including, at a minimum, the following:

A.	 GDP area boundaries, including designation of a Primary Area and one or more Secondary 
Areas, as applicable. 

B.	 Required community outreach and public participation.
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C.	 Technical studies required, as applicable.

D.	 General development concepts for the following elements, as applicable:

1.	 Land use

2.	 Building scale and density ranges anticipated

3.	 Pedestrian environment

4.	 Existing and future street network; as part of this element, the applicant may designate 
Primary Streets (as defined and regulated by this Code).

5.	 Existing and future publicly accessible open space and parks

6.	 Existing and future public facilities.

12.4.12.12	 Preliminary GDP Review
A.	 Timing After Concept GDP Review

The applicant shall submit an application for preliminary GDP review within 180 days after 
completion of the concept GDP review.   The Manager may approve up to one 180-day exten-
sion of this filing deadline upon a showing of good cause by the applicant.  If the 180 day filing 
period expires, and is not otherwise extended, the applicant shall be required to submit a new 
application for concept GDP review and pay all required fees.

B.	 Submittal
The preliminary GDP application shall contain all items and elements required through the 
concept GDP review above.

C.	 Public Meeting, Notice, and Public Comment Period

1.	 Public Meeting and Public Notice
Upon the Manager's determination that the application for preliminary GDP review is 
complete (see Section 12.3.3.8, Determination of Complete Applications), and at least 21 
days prior to such meeting, the applicant shall schedule a public meeting to take place 21 
to 45 days hence and send written notice of submittal of the preliminary GDP application 
and public meeting to:
a.	 The City Council member(s) in whose district the GDP is located and the at-large 

Council members;
b.	 All property owners within the defined GDP boundaries who are not co-applicants 

for the GDP;
c.	 All property owners within 200 feet of the GDP boundary;
d.	 Denver Public Schools if the GDP anticipates residential development;
e.	 Any special districts of which any part of the district’s boundaries is included in the 

GDP boundaries; and
f.	 All Registered Neighborhood Organizations whose boundaries include or are within 

200 feet of the GDP boundary.  

2.	 Conduct of Public Meeting
At the public meeting, the applicant shall present the substantive content of the prelimi-
nary GDP application, record public comment, and submit a written report of such re-
corded comments to Community Planning and Development by no later than 7 days after 
the public meeting date.  Such report shall be forwarded to the DRC for consideration. 

3.	 Public Comment Period
Members of the public and anyone receiving notice of the preliminary GDP application 
may provide written comments on the application to the Manager up to 15 days after the 
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date of the public meeting.  Such written comments shall be forwarded to the DRC for 
consideration during review of the preliminary GDP.

D.	 Review and Referral by Manager
The Manager shall refer the GDP application to the DRC and to all affected or interested agen-
cies and departments for review and comment.  The Manager shall provide the applicant with a 
written compilation of all agency and department comments.

E.	 Revisions by Applicant
The applicant shall respond in writing to all comments received and submit a revised GDP as 
necessary.  Subsequent rounds of DRC review and applicant revisions may follow until the DRC 
determines the application is ready for final GDP review, as described below.

12.4.12.13	 Final GDP Review
A.	 Determination by DRC

When the DRC determines review of the preliminary GDP is complete, the preliminary GDP ap-
plication is deemed to be the Final GDP application and ready for Planning Board recommenda-
tion and final DRC decision. 

B.	 Planning Board Review and Recommendation

1.	 When the Final GDP application is ready for Planning Board recommendation, the Man-
ager shall schedule the GDP application for the Planning Board’s consideration at a public 
hearing.  The Manager shall make a written recommendation to the Planning Board for its 
consideration.  

2.	 Written and posted notice of the Planning Board public hearing shall be provided accord-
ing to Section 12.3.4, Public Notice Requirements, and such written notice shall also be 
sent to the following:
a.	 All owners of land included in the boundaries of the Final GDP other than the ap-

plicant;
b.	 Owners of real property located within 200 feet of the boundary of the Final GDP 

area, including any Secondary Area, as applicable;
c.	 The City Council members in whose districts the Final GDP area is located, and the 

at-large Council persons;
d.	 Any neighboring municipality or county which is contiguous to any boundary of the 

Final GDP; 
e.	 Denver Public Schools if the Final GDP anticipates residential development. 
f.	 Any special district of which any part of the district's boundaries is included in the 

GDP boundaries; and
g.	 All Registered Neighborhood Organizations whose boundaries include or are within 

200 feet of the GDP boundary.  

3.	 The Planning Board shall hold a public hearing on the Final GDP application and shall 
consider the recommendations of the Manager and the Managers of Parks and Recreation 
and Public Works, any comments received, and the review criteria below in making its 
recommendation to the DRC.  

4.	 The Planning Board’s recommendation shall be forwarded to the DRC for action within 30 
days after the public hearing is closed, unless the applicant requests an extension of such 
time.

C.	 DRC Final Decision
The DRC shall make all final decisions on a Final GDP after consideration of information re-
ceived from the  public hearing and otherwise and the recommendation by the Planning Board.  



12.4-44 | 

Article 12. Zoning Procedures & Enforcement
Division 12.4 Zoning Application and Review Procedures

DENVER ZONING CODE
June 25, 2010 | Republished May 24, 2018

The DRC shall approve, approve with conditions, or deny the Final GDP application based on 
the review criteria set forth below.  The applicant shall revise the application as required, and 
submit a final GDP for execution and recording required herein.

12.4.12.14	 Review, Referral, and Final Determination of LDR Scope by the DRC
A.	 Review and Referral

The Manager shall refer the LDR application to the DRC and all affected or interested agencies 
for review and comment.

B.	 Final DRC Determination of LDR Scope
The DRC shall evaluate any relevant new information received since the Preliminary Determi-
nation of LDR Scope in Section 12.4.12.8 above, and establish the final scope for preparation 
and submittal of the Large Development Framework in Section 12.4.12.15 below.

12.4.12.15	 Preparation and Submittal of the Large Development Framework  
The applicant shall prepare and submit a Large Development Framework ("LDF") that addresses, at 
a minimum, the following:

A.	 The final LDR scope established by the DRC;

B.	 The type and timing of necessary regulatory or planning processes applicable to development 
of the subject area, including but not limited to any Official Map Amendments, Subdivision of 
land under D.R.M.C Chapter 50, approval of an Infrastructure Master Plan in accordance with 
Section 12.4.14, amendments or repeals of previously approved General Development Plans, 
approval of any urban design standards and guidelines, or approval of any planning processes, 
as applicable;

C.	 The report summarizing the Community Information Meeting; 

D.	 Development phasing plans, as applicable; and

E.	 Additional information required by the DRC.

12.4.12.16	 Final Decision on LDF by Development Review Committee

A.	 The DRC shall consider the review criteria stated in Section 12.4.12.17, and make a final deci-
sion to approve, approve with conditions, or deny a LDF.

B.	 The DRC may attach conditions to the final LDF approval reasonably necessary to protect the 
health, safety and welfare of the community, or to mitigate adverse impacts on surrounding 
properties.

12.4.12.17	 Review Criteria
The DRC shall approve a Large Development Framework (LDF) Final GDP application only if the 
DRC finds: 

A.	 The LDF implements City Council adopted plans through the type and sequencing of regulatory 
or planning tools, as applicable; and

B.	 The LDF establishes a coordinated development review process that ensures the future de-
velopment of the subject area will address land use, development, infrastructure, open space, 
public parks, schools, and other related issues, as applicable, in accordance with City Council 
adopted plans.

C.	 The Final GDP is consistent with adopted applicable city plans;

D.	 The pedestrian, transit, and street pattern is appropriate to serve the final GDP area and pro-
vide connectivity to surrounding properties, as applicable, and promotes and accommodates 
multi-modal transportation;
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E.	 The Final GDP contains an adequate master plan for provision of drainage, sewage, and water 
systems through subsequent regulatory process;

F.	 Unique natural resource features and sensitive areas can be adequately protected and accom-
modated through subsequent regulatory process; 

G.	 The Final GDP contains an adequate master plan for the provision of publicly accessible and 
usable open space that enhances the connection to transit facilities, plazas or streets, and the 
pedestrian environment through subsequent regulatory process; and

H.	 The Final GDP provides an adequate master plan to ensure that all phases of development will 
occur in an orderly fashion, and that infrastructure improvements necessary to serve future 
development have been identified and will be provided concurrent with such development as 
further approved through subsequent regulatory processes.

12.4.12.18	 Appeals
Section 12.4.8, Appeal of Administrative Decision, shall apply to final decisions of the DRC on a LDF 
in accordance with this section. The final decision of the DRC on a GDP application may be appealed 
to the District Court. 

12.4.12.19	 Recordation of Approved LDF Execution and Recording
Community Planning and Development shall register a copy of the final LDF document among its 
records and shall record the final LDF document in the real property records of the Denver County 
Clerk and Recorder.

A.	 The applicant shall submit an electronic file of the final approved GDP for recording, which shall 
include an electronic copy of the original GDP mylar cover sheet signed by the following parties:

1.	 When the City is not an applicant, then by all owners of the subject property and by the 
managers of Community Planning and Development, Public Works, and Parks and Recre-
ation.  

2.	 When the City is an applicant, then by all applicants and by the managers of Community 
Planning and Development, Public Works, and Parks and Recreation.

B.	 Following execution of the final GDP, the Manager shall record the electronic GDP in the records 
of the Denver County Clerk and Recorder’s Office.  

12.4.12.20	 Effect of Approved Large Development Framework GDPs
In addition to Section 12.3.5, Effect of Approved Applications, Plans, and Permits, the following 
applies: 

A.	 A recorded Large Development Framework (LDF) or previously approved General Development 
Plan (GDP), including any subsequently recorded amendments, shall be in full force and effect 
until and unless such time as the LDF or GDP is either superseded or rescinded.

B.	 The City Council may approve an official map amendment (rezoning) application for property 
located within an approved LDF or GDP area, taking into consideration the approved LDF or 
GDP.

C.	 The City may issue subdivision approvals, site development plan approvals, infrastructure 
master plan approvals, zoning permits, and may approve the construction, location, use, and 
operation of all land and structures for properties located within an approved LDF or GDP area, 
only upon a finding that such subsequent zoning and building actions are consistent with the 
terms and conditions of the approved LDF or GDP. 
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12.4.12.21	 Vested Property Rights 
A.	 Certain General Development Plans Eligible for Vested Rights

1.	 A GDP initiated by an owner or owners of the subject property, or their authorized agents, 
and which by its express terms will not require one or more official map amendments 
(rezoning) to implement the GDP, shall result in vested rights  provided the GDP contains 
the specificity stated in Section 12.4.12.16.A.3 below.  

2.	 A GDP approved prior to or concurrent with the City Council's approval of one or more of-
ficial map amendment (rezonings) to implement the GDP may be amended after approval 
of the official map amendment(s) to obtain vested rights, provided the GDP contains the 
specificity stated in Section 12.4.12.16.A.3 below.   All GDP amendments seeking the ad-
dition of vested rights shall be processed according to the same procedure and criteria 
stated in Section 12.4.12.17, Amendments and Minor Deviations to an Approved GDP. 

3.	 Any GDP eligible for vested rights according to this subsection may be afforded vested 
rights only if the GDP provides specificity regarding:.    
a.	 The location and intensity of permitted land uses;
b.	 Building scale (heights) anticipated, including building height transitions to adja-

cent properties, as applicable;
c.	 The location and general specifications for a network of internal pedestrian walk-

ways and connections to primary uses within the GDP area and to adjacent develop-
ment or public amenities/facilities such as schools, parks, and open space.

d.	 The location and functional classification of the future street network within the 
GDP area, as applicable;

e.	 The designation of Primary Streets to guide future development in compliance with 
this Code;

f.	 The location of future publicly accessible open space and parks; and
g.	 The location of future public facilities, as applicable.

4.	 The vested rights in an approved GDP are directly proportional to the level of detail and 
specificity approved in the plan. 

B.	 Vesting Period
Rights vested through approval of a General Development Plan shall remain vested until such 
time as the General Development Plan is either superseded or rescinded.  Amendments to GDPs 
shall not affect vested rights unless expressly stated otherwise in the amendment.

12.4.12.22	 Amendments to an Approved Large Development Framework 
A.	 Intent

In addition to Section 12.4.12.1, Intent, the LDF amendment process is specifically intended 
to allow for LDFs to change over time as needed and to establish appropriate procedures for 
amendments to LDFs.

B.	 Applicability
This Section 12.4.12.22 shall apply to any change to a previously approved LDF. 

C.	 Initiation
Amendments to an approved LDF may be initiated by any one or combination of the following 
parties:

1.	 One or more owner(s) or agent of the owner(s) of the properties to which the modifica-
tion applies;

2.	 The Manager;
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3.	 The manager of Parks and Recreation; or

4.	 The manager of Public Works.

D.	 Procedure for LDF Amendments 

1.	 DRC shall review an amendment to an approved LDF according to the same procedures 
and subject to the same limitations and requirements as the original LDF approval, and 
according to the additional review criteria in Section 12.4.12.22.E. 

2.	 An amendment to an approved LDF may be reviewed concurrently with other applica-
tions according to Section 12.3.3.9, Concurrent Applications.

3.	 The Manager shall record all amendments to a LDF approved according to this Section in 
the records of the Denver County Clerk and Recorder's Office.

E.	 Additional Review Criteria for LDF Amendments 
In addition to the review criteria in Section 12.4.12.17, the DRC shall approve the LDF amend-
ment only if the DRC finds the amendment will not result in any material adverse impacts on 
the remainder of the approved LDF area, where such impacts are not otherwise substantially 
mitigated.

12.4.12.23	 Withdrawal of Recorded Large Development Frameworks
Pursuant to the same procedure and subject to the same limitations and requirements by which 
such LDFs were approved and recorded, all LDFs recorded under this Code may be withdrawn, 
either partially or completely.  LDFs may be withdrawn if the DRC determines that since the date 
of the approval of the existing LDF, conditions in the LDF area have changed to a degree that 
withdrawal of the LDF is in the public interest or 10 or more years have lapsed. Upon approval 
of an application to withdraw by the DRC, the Manager shall record in the real property records 
of the Denver County Clerk and Recorder an appropriate certificate of such withdrawal.

12.4.12.24	 Amendments and Minor Deviations to an Approved General Development Plan 
GDP

A.	 Amendments to an Approved GDP

1.	 Intent
In addition to Section 12.4.12.1, Intent, tThe GDP amendment process is intended to al-
low for GDPs to change over time and to establish appropriate procedures for different 
types of amendments to GDPs. as needed and to establish appropriate procedures, includ-
ing initiation of amendments and communication to property owners and the general 
public.

2.	 Applicability
Any of the following changes to an approved GDP, if included in the GDP, shall be con-
sidered amendments subject to this Section 12.4.12.2417.A.  The DRC shall decide if the 
proposed change falls within any of the following:   
a.	 Significantly modifying or reallocating the permitted height, mix of uses, or density 

of development;
b.	 Significantly altering the location or amount of land area intended for publicly ac-

cessible open space or other public purposes required by this Code or by other City 
ordinances, rules, or regulations;

c.	 Substantially moving or altering the vehicle access and circulation to or within the 
development; 

d.	 Changing or negating a condition of approval; or
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e.	 Modifying any other element of the approved GDP that would substantially change 
its character or impacts on surrounding property, as determined by the Manager; or

f.	 A repeal of a GDP not eligible for the process set forth in Section 12.4.12.25, Repeal 
of an Approved General Development Plan 

3.	 Procedure for Amendments
An amendment to an approved GDP may be reviewed concurrently with other applica-
tions according to Section 12.3.3.9, Concurrent Applications.  An amendment to an ap-
proved GDP under this Section 12.4.12.24 shall be reviewed in accordance with the Large 
Development Review process in Section 12.4.12.2. 

An amendment to an approved GDP shall be reviewed according to the same procedures 
and subject to the same limitations and requirements contained in Section 12.4.12.1 and 
Sections 12.4.12.4 through 12.4.12.16, with the following exceptions: 
a.	 Initiation  

In place of Section 12.4.12.4, GDP amendment may be initiated by any one or com-
bination of the following parties:
i.	 One or more property owners or their authorized agent(s) within the area be-

ing amended;
ii.	 The Manager;
iii.	 The manager of Parks and Recreation; or
iv.	 The manager of Public Works.

b.	 Public Meeting and Public Notice
In place of Section 12.4.12.10.C.1, upon the Manager's determination that the ap-
plication for preliminary review of the GDP amendment is complete (see Section 
12.3.3.8, Determination of Complete Applications), and at least 21 days prior to 
such meeting, the applicant shall schedule a public meeting to take place 21 to 45 
days hence and send written notice of submittal of the preliminary GDP amend-
ment application and public meeting to:
i.	 The City Council member(s) in whose district the approved GDP is located 

and the at-large Council members;
ii.	 All property owners within the GDP area being amended who are not co-

applicants for the GDP amendment;
iii.	 All property owners within 200 feet of the GDP area being amended;
iv.	 Denver Public Schools if the approved GDP anticipates residential develop-

ment;
v.	 Any special district of which any part of the district’s boundaries is included 

in the approved GDP boundaries; and
vi.	 All Registered Neighborhood Organizations whose boundaries include or are 

within 200 feet of the approved GDP boundary.  
c.	 Planning Board Meeting Notice

In place of Section 12.4.12.11.B.2, written and posted notice of the Planning Board 
public hearing shall be provided according to Section 12.3.4, Public Notice Require-
ments, and such written notice shall also be sent to the following:
i.	 All owners of land included in the boundaries of the GDP area being amended 

other than the applicant;
ii.	 Owners of real property located within 200 feet of the GDP area being amend-

ed;
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iii.	 The City Council members in whose districts the approved GDP area is lo-
cated, and the at-large Council persons;

iv.	 Any neighboring municipality or county which is contiguous to any boundary 
of the approved GDP; 

v.	 Denver Public Schools if the approved GDP anticipates residential develop-
ment. 

vi.	 Any special district of which any part of the district's boundaries is included 
in the approved GDP boundaries; and

vii.	 All Registered Neighborhood Organizations whose boundaries include or are 
within 200 feet of the approved GDP boundary.  

d.	 Review Criteria
In addition to the review criteria in Section 12.4.12.12, the DRC shall approve the 
GDP amendment only if the DRC finds the amendment will not result in any mate-
rial adverse effects on the remainder of the approved GDP.

B.	 Minor Deviations to an Approved GDP  
The DRC may authorize minor deviations from a previously approved General Development 
Plan (GDP).  Minor deviations are allowed provided such deviation does not constitute an 
“amendment” to a GDP under Section 12.4.12.247.A, Amendments to an Approved GDP.  All 
minor deviations to a GDP approved by the DRC shall be submitted as "redline" edits to the 
previously approved electronic GDP, which, after approval, shall be recorded by the Manager in 
the records of the Denver County Clerk and Recorder's Office.

12.4.12.25	 Repeal of an Approved General Development Plan
A.	 Intent

The GDP repeal process set forth in this section is intended to provide a flexible process for 
repeal of certain types of GDPs. This section is intended for those GDPs that may be repealed 
without a substantial reduction of any community benefits conferred through the GDP, and with 
no adverse impacts on infrastructure systems or property owners in the GDP area that cannot 
otherwise be substantially mitigated.

B.	 Applicability
Any General Development Plan approved under this Code or Former Chapter 59 is eligible for 
the GDP repeal process in this Section 12.4.12.25, provided the request meets all of the applica-
ble standards and notice requirements in this section. Any requests for GDP repeals not eligible 
for this process shall be subject to Section 12.4.12.24 Amendments and Minor Deviations to an 
Approved General Development Plan.

C.	 Procedure for Review of GDP Repeals

1.	 Initiation
A GDP repeal may be initiated by any one or combination of the following parties: 
a.	 One or more property owners or their authorized agent(s) within the area subject 

to the repeal request; 
b.	 The Manager; 
c.	 The Manager of Parks and Recreation; or 
d.	 The Manager of Public Works.

2.	 Pre-Application Meeting
A pre-application meeting is mandatory before submittal of an application for a GDP 
repeal in accordance with this section. See Section 12.3.2, Pre-Application Meeting/ Con-
cept Plan Review 
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3.	 Public Notice Requirements
a.	 Written Notice of Receipt of Application  

Written notice of the receipt of the GDP repeal application shall be required in ac-
cordance with Section 12.3.4.5.A, except as follows:
i.	 No later than 10 days after receipt of a complete application, Community 

Planning and Development shall cause written informational notice to be sent 
to the following parties: 
a)	 The city council members in whose district the subject property is 

located.
a)	 The at-large city council members.
b)	 Registered neighborhood organizations registered according to D.R.M.C. 

Section 12-94 whose boundaries encompass or are located within 200 
feet of the the area of the GDP proposed for a repeal.

c)	 The owners of any real property located in whole or in part within, or 
within 200 feet of, the area of the GDP proposed for a repeal.

iv.	 Such written notice shall describe the proposal, give directions for submitting 
comments to Community Planning and Development within 30 days from the 
date of the written notice, and state that any final decision to approve the ap-
plication shall be posted in accordance with DZC Section 12.3.4.5.C.

b.	 Posted Notice of Receipt of Application
Posted notice of the receipt of the GDP repeal application shall be required in ac-
cordance with Section 12.3.4.5.B.

c.	 Posted Notice of Final Administrative Action
Posted notice of the final decision on the GDP repeal application shall be required in 
accordance with Section 12.3.4.5.C.

4.	 Review, Referral, and Decision by Development Review Committee
a.	 The DRC shall refer the GDP repeal application to all affected or interested agencies 

for review and comment. 
b.	 The DRC shall consider the relevant comments of all interested parties, the actions 

taken by other agencies on the proposed repeal of a general development plan, 
as applicable, and the review criteria stated below, in approving, approving with 
conditions, or denying repeal of a general development plan in accordance with this 
section. Relevant comments shall include but are not limited to comments that the 
GDP repeal will negatively impact community benefits conferred through the GDP 
or adverse impacts that will not be substantially mitigated to property within or 
surrounding the proposed GDP repeal area.

c.	 If the DRC deems any comments received during the public notice period as rele-
vant, the GDP repeal process shall proceed according to Section 12.4.12.24 Amend-
ments and Minor Deviations to an Approved General Development Plan. 

d.	 The DRC may attach conditions to the General Development Plan repeal approval 
that are reasonably necessary to protect the health, safety and welfare of the com-
munity and to substantially mitigate adverse impacts on adjacent properties, as 
authorized by this Code.

5.	 Review Criteria
The DRC may approve the repeal of a GDP only upon finding that:
a.	 The repeal will not result in adverse impacts that have not been substantially miti-

gated; and
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b.	 The repeal will not create a substantial reduction of any community benefits con-
ferred through the GDP and not conferred through other regulatory tools, including 
but not limited to:
i.	 Vehicle, pedestrian, or bicycle connections; or 
ii.	 Coordinated stormwater, wastewater, or water infrastructure systems; or
iii.	 Open space or parks systems serving the GDP area; or
iv.	 A phasing plan that sets forth the timing of and responsibility for develop-

ment in the GDP area; or
v.	 Other community benefits that the DRC determines would be negatively im-

pacted with the GDP repeal.

12.4.12.26	 Large Development Review Rules and Regulations 
The Manager has the authority to adopt rules and regulations relevant to the Large Develop-
ment Review process that supplements the procedures and requirements set forth in this 
Section 12.4.12.  In no case, however, shall rules and regulations vary the review criteria estab-
lished in this Section 12.4.12 for approval of a LDF.

Section 12.4.13	 REGULATING PLAN
12.4.13.1	 Intent

A.	 General Intent of a Regulating Plan
A Regulating Plan is used to apply permitted building forms, building heights and land uses to 
specific street frontages and specific blocks and/or zone lots within a zone district.   A Regu-
lating Plan is also a vehicle for the designation of Primary Streets and Side Streets in advance 
of site development to increase the predictability and certainty of future development under 
this Code.  A Regulating Plan is an optional step and process in all zone districts except in the 
M-GMX zone district.  An approved Regulating Plan provides a binding plan that narrows the 
broad flexibility otherwise permitted in the zone district as site specific development proceeds 
within the subject area.

B.	 Intent of Regulating Plan in the M-GMX Zone District
For properties zoned to a Master Planned General Mixed Use ("M-GMX") District, a Regulating 
Plan is mandatory prior to site development.  The M-GMX zone district allows a broad menu of 
potential building forms and land uses, which  are intended to allow flexibility to create places 
with a specific character, as described in an approved General Development Plan. The broad 
menu of building forms and land uses must be restricted in their geographic location in order to 
successfully implement the approved General Development Plan, and to provide predictability 
and certainty for future property owners within the M-GMX zone district. The geographic appli-
cation of specific building forms, building heights and land uses is shown through a Regulating 
Plan, which ensures the character described in the General Development Plan is implemented 
throughout the M-GMX zone district.

12.4.13.2	 When Required & General Allowances
A.	 When Required

1.	 Mandatory in the M-GMX Zone District
Preparation of a Regulating Plan is mandatory in the M-GMX zone district, except when 
the subject property is included in a General Development Plan, which includes the same 
level of detail and information as required by this Section 12.4.13, including but not lim-
ited to the designation of Primary Streets.

2.	 Mandatory for Development within Certain General Development Plan Areas
Preparation of a Regulating Plan is mandatory prior to site development subject to a Gen-
eral Development Plan where the GDP does not include designation of Primary Streets.
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2.	 A recorded Regulating Plan shall be in full force and effect until and unless such time as 
the Regulating Plan is amended or replaced by a new Regulating Plan for the same loca-
tion according to this Section’s procedures. 

C.	 Modifications and Amendments to an Approved Regulating Plan

1.	 Modifications and amendments to an approved Regulating Plan are allowed according to 
Section 12.3.7 of this Code.  

2.	 Except in cases where Section 12.4.13.2 mandates the use of a Regulating Plan, withdraw-
al of an approved and recorded Regulating Plan is allowed provided all land and struc-
tures remaining under such Regulating Plan can be made to comply with all regulations 
established by the applicable zone district and this Code.  Upon approval of an application 
to withdraw, the Manager shall record in the real property records of the Denver County 
Clerk and Recorder an appropriate certificate of such withdrawal.

Section 12.4.14	 INFRASTRUCTURE MASTER PLAN
12.4.14.1	 Intent

The intent of the Infrastructure Master Plan (IMP) process is to: 

A.	 Implement City Council adopted plans by establishing conceptual, horizontal land use, develop-
ment, and infrastructure systems for large development areas prior to final, site-specific plan-
ning and engineering design;

B.	 Implement regulatory processes and actions established through a Large Development Frame-
work (LDF), as applicable, including but not limited to official map amendments (rezonings) 
and subdivisions; and

C.	 Use existing development review processes established in DZC Article 12 to coordinate in-
frastructure, open space, and public parks systems, both in and surrounding an LDR area, as 
applicable.

12.4.14.2	 Applicability

A.	 The Manager of Community Planning and Development shall determine if Infrastructure Master 
Plan (IMP) review is required based on consideration of the following factors, as applicable to 
the proposed development: 

1.	 An approved LDF in accordance with Denver Zoning Code (DZC) Section 12.4.12 requires 
an IMP for the proposed development area; 

2.	 A City Council adopted plan recommends preparation of an IMP for the proposed devel-
opment area;

3.	 The proposed development is in a previously approved General Development Plan area; 

4.	 The Manager of Community Planning and Development determines that the gross area of 
the proposed development is more than 5 acres, 3 Blocks, or will result in three or more 
Blocks; or

5.	 The Manager of Community Planning and Development determines that the proposed 
development is of a scale and complexity where a coordinated process addressing hori-
zontal development systems is necessary to achieve City Council adopted plan implemen-
tation or consistency with a General Development Plan, as applicable.

12.4.14.3	 Review Process
A.	 Initiation

An IMP may be initiated by any one or combination of the following parties: 
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1.	 The owner or owners of the entire subject property;

2.	 The owner(s)’s authorized agent(s);

3.	 The Manager of Community Planning and Development; 

4.	 The Manager of Parks and Recreation; or

5.	 The Manager of Public Works.

B.	 Development Review Committee – Final Approval Authority
The Development Review Committee (“DRC”) shall have the authority to approve, approve with 
conditions, or deny an Infrastructure Master Plan. 

C.	 Pre-Application Concept Plan Review
A pre-application Concept Plan review is mandatory before submittal of a formal IMP applica-
tion. During the Concept Plan review, the DRC will confirm the applicability of IMP review to 
the proposed development activity and the specific procedural steps and submittal require-
ments the applicant will follow. See also Denver Zoning Code (DZC) Section 12.3.2, Pre-Applica-
tion Meeting/Concept Plan Review.

D.	 Submission of Application
After completion of the pre-application Concept Plan review, submission of applications for an 
IMP shall be in accordance with DZC Section 12.3.3 Submission of Applications, with the fol-
lowing additional requirements set forth below and in the IMP Rules and Regulations: 

1.	 Submittal in Writing
All applications for IMP review shall be filed in writing with the Department of Commu-
nity Planning and Development. The applicant shall pay all required fees at the same time 
the application is submitted.

2.	 Concurrent Applications
a.	 Concurrent applications with IMPs may be allowed according to Denver Zoning 

Code (DZC) Section 12.3.3.9, Concurrent Applications, and shall be in accordance 
with any approved Large Development Framework (LDF), as applicable.  

b.	 In no instance may a Site Development Plan be approved in the proposed develop-
ment area until the IMP is approved, unless the DRC allows an exception in writing. 

c.	 No IMP shall be approved before a LDF is approved, unless the DRC finds that no 
LDF is necessary for the proposed development in accordance with DZC Section 
12.4.12.2.B, and allows an exception in writing.

E.	 IMP Submittal and Review

1.	 Submittal and Timing After Concept IMP
The applicant shall submit a final IMP for review within 180 days after completion of 
the concept IMP review. The Manager may approve up to one 180-day extension of this 
filing deadline upon a showing of good cause by the applicant. If the 180-day filing period 
expires, and is not otherwise extended, the applicant shall be required to submit a new 
application for concept IMP review and pay all required fees.

2.	 Submittal Requirements
The final IMP application shall include the items set forth in the IMP Rules and Regula-
tions. 

F.	 Review, Referral, and Decision by Development Review Committee

1.	 The DRC shall refer the IMP application to all affected or interested agencies for review 
and comment of the IMP’s consistency with adopted plans and rules and regulations, in-
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cluding but not limited to those referral agencies and standards set forth in the IMP Rules 
and Regulations. 

2.	 The DRC shall consider the relevant comments of all interested parties, as applicable, and 
the review criteria stated below, in approving, approving with conditions, or denying an 
IMP application.

3.	 The DRC may attach conditions to the IMP approval reasonably necessary to protect the 
health, safety and welfare of the community and to minimize adverse impacts on adjacent 
properties, as authorized by the Denver Zoning Code.

12.4.14.4	 IMP Review Criteria 
The DRC shall approve an IMP only upon finding that the following review criteria have been met, 
as applicable: 

A.	 The IMP is consistent with City Council adopted plans; 

B.	 The IMP meets the standards set forth in the IMP Rules and Regulations; 

C.	 The IMP is consistent with all prior approvals that are regulatory and controlling for the subject 
property. For example, the IMP shall be consistent with a previously approved Large Develop-
ment Framework, General Development Plan, Regulating Plan, and any applicable Urban Design 
Standards and Guidelines;

D.	 The pedestrian, transit, and street pattern is appropriate to serve the IMP area and provide 
connectivity to surrounding properties and promotes and accommodates multi-modal trans-
portation;

E.	 The IMP contains an adequate master plan for provision of drainage, wastewater, and water 
systems through the IMP or a separate regulatory process; 

F.	 Unique natural resource features and sensitive areas can be adequately protected and accom-
modated through the IMP or a separate regulatory process, including the regulatory floodplain; 

G.	 The IMP contains an adequate master plan for the provision of publicly accessible and usable 
open space and/or public parks; and

H.	 The IMP provides an adequate master plan to ensure all phases of development will occur in an   
orderly fashion, and that infrastructure improvements necessary to serve future development 
have been identified and will be provided concurrent with such development, as may be further 
ensured through subsequent or separate regulatory processes.

12.4.14.5	 IMP Appeals
Denver Zoning Code Section 12.4.8, Appeal of Administrative Decision, shall apply.

12.4.14.6	 Requirements and Limitations After IMP Approval 
A.	 Recordation of Approved Infrastructure Master Plans 

Community Planning and Development shall register a copy of the approved IMP among its 
records and shall record the approved IMP in the real property records of the Denver County 
Clerk and Recorder.

B.	 Effect of Approval 
Denver Zoning Code Section 12.3.5, Effect of Approved Applications, Plans, and Permits, applies 
with the addition of the following.

1.	 An IMP approved according to these rules and regulations shall regulate the future use 
and development of the subject property.
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2.	 After approval of an IMP, the City may issue site development plans, zoning permits, and 
building permits to an applicant, provided such approvals are consistent with the ap-
proved IMP and comply with all other City standards and regulations, including those set 
forth in an approved Large Development Framework.

3.	 After approval of the IMP and all requisite zoning permits, if the Development Review 
Committee (DRC) finds that development is not proceeding in accordance with the ap-
proved IMP, the Manager, through all enforcement authority available, may immediately 
issue an order stopping any or all work on the property that does not comply with the 
approved IMP, until such time as the noncompliance is remedied. 

12.4.14.7	 IMP Expiration 
An approved IMP shall expire if no site development plans, zoning permits, or building permits 
have been approved or issued within any 10 year time period after approval of the IMP, or as other-
wise specified by the DRC in writing. 

12.4.14.8	 Vested Rights in Infrastructure Master Plans
A.	 Certain Infrastructure Master Plans Eligible for Vested Rights

1.	 An IMP initiated by an owner or owners of the subject property, or their authorized 
agents, and which by its express terms will not require one or more official map amend-
ments (rezoning) to implement the IMP, may result in vested rights concurrently with the 
approved IMP. 

2.	 An IMP approved prior to or concurrent with the City Council's approval of one or more 
official map amendment (rezonings) to implement the IMP may be amended after ap-
proval of the official map amendment(s) to obtain vested rights. All IMP amendments 
seeking the addition of vested rights shall be processed according to the same procedure 
and criteria stated in Section 12.4.14.9, Amendments, Repeals, and Minor Deviations of 
Approved Infrastructure Master Plans below.

3.	 An IMP eligible for vested rights according to this subsection may be afforded vested 
rights only for the following items. In no case may the DRC confer vested rights that 
conflict with any standards set forth in the Denver Zoning Code or the Denver Revised 
Municipal Code at the time of approval of the IMP.
a.	 The location and general specifications for a network of internal pedestrian walk-

ways and connections to primary uses within the IMP area and to adjacent develop-
ment or public amenities/facilities such as schools, parks, and open space; 

b.	 The location and functional classification of the future street network within the 
IMP area, as applicable; 

c.	 The designation of Primary Streets to guide future development in compliance with 
the Denver Zoning Code; 

d.	 The location of future publicly accessible open space and parks; and
e.	 The location of future public facilities, as applicable.

4.	 The vested rights in an approved IMP are directly proportional to the level of detail and 
specificity approved in the plan.

B.	 Vesting Period in IMPs
Rights vested through approval of an IMP shall remain vested for three years or until such 
time as the IMP is either superseded or rescinded, whichever occurs first, unless otherwise 
approved by City Council. Amendments to IMPs shall not affect vested rights unless expressly 
stated otherwise in the amendment. 
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12.4.14.9	 IMP Amendments, Repeals, and Minor Deviations
A.	 Intent

In addition to Section 12.4.14.1, Intent, the amendment process is intended to allow for IMPs 
to change over time as needed and to establish appropriate procedures for different types of 
amendments to IMPs.

B.	 Applicability
This Section 12.4.12.22 shall apply to any change to a previously approved IMP. 

C.	 Initiation
Amendments to an approved IMP may be initiated by any one or combination of the following 
parties: 

1.	 One or more property owners or their authorized agent(s) within the area being amend-
ed;

2.	 The Manager of Community Planning and Development;

3.	 The Manager of Parks and Recreation; or

4.	 The Manager of Public Works.

D.	 Procedure for IMP Amendments 

1.	 DRC shall review an amendment to an approved IMP according to the same procedures 
and subject to the same limitations and requirements as the original IMP approval, and 
according to the additional review criteria in Section 12.4.14.9.E.

2.	 An amendment to an approved LDF may be reviewed concurrently with other applica-
tions according to Section 12.3.3.9, Concurrent Applications.

3.	 The Manager shall record all amendments to a LDF approved according to this Section in 
the real property records of the Denver County Clerk and Recorder's Office.

E.	 Additional Review Criteria for LDF Amendments 
In addition to the review criteria in Section 12.4.12.17, the DRC shall approve the IMP amend-
ment only if the DRC finds the amendment will not result in any material adverse impacts on 
the remainder of the approved IMP area, where such impacts are not otherwise substantially 
mitigated.

12.4.14.10	 Infrastructure Master Plan Rules and Regulations 
The Manager has the authority to adopt rules and regulations relevant to the Infrastructure 
Master Plan (IMP) process that supplements the processes set forth for IMP review and gener-
ally this Article 12, including common decision making authority and requirements common to 
all zoning procedures. 

Division 12.5	 COMPLIANT USES
Section 12.5.1	 INTENT
The creation in this Division of the legal status of "compliant use" is intended to provide greater flexibility 
than the category of "nonconforming uses" in the continuation, expansion or enlargement of existing land 
uses still permitted in the subject zone district, but which no longer comply with this Code's use limitations.

Section 12.5.2	 DEFINITION   
See Article 13 for definition of "Use, Compliant," and "Use, Conforming."
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One-tenth of 1 foot = 0.10 
 
For a 75-foot width threshold at issue, 25 feet goes into 75 feet 3 times 
(75 divided by 25 = 3) 
 
.10*3 = .30 
 
75 feet minus .30 feet = 74.7 feet, which is the minimum end-point of a 
survey measurement that will get applied as equivalent to 75 feet. 
 
75 feet plus .30 feet = 75.3 feet, , which is the maximum end-point of a 
survey measurement that will get applied as equivalent to 75 feet.

13.1.5.2	Determination of Primary Street Zone Lot Line, Side Street Zone Lot Line, Side Inte-
rior Zone Lot Line, and Rear Zone Lot Line for All Zone Districts EXCEPT CC, MX, MS, C-CCN, 
D-AS-12+, D-AS-20+, D-CPV-T, D-CPV-R, and D-CPV-C Zone Districts

A.	 General Provisions

1.	 Intent
To provide a reference of measurement for standards related to form and building place-
ment (e.g. Build-to, Setback).

2.	 General Requirements
a.	 A primary street zone lot line or a side street zone lot line may abut a zone lot line 

abutting a private street if approved by the Zoning Administrator.
b.	 Once designated for a zone lot, zone lot line designations cannot be changed after 

development (e.g., a primary street cannot, for purposes of subsequent development, 
be re-designated a side street) unless all requirements of the zone district can be met.

3.	 Criteria for Zoning Administrator Determinations 
a.	 Where identified in the following sections, the Zoning Administrator shall designate 

a zone lot’s Primary Street, Side Street, Side Interior and Rear Zone Lot Lines, based 
on an analysis, at a minimum, of:   
i.	 The prevailing building orientation and setback patterns of buildings located on the 

same face block(s) as the subject zone lot; 
ii.	 Block and lot shape;
iii.	 The functional street classification of all abutting streets as adopted by the Public 

Works Department; 
iv.	 The future street classification of all abutting streets as adopted in Blueprint Denver; 
v.	 Guidance provided in any applicable Infrastructure Master Plan, Site Development 

Plan, General Development Plan or regulating neighborhood plan, such as designa-
tion of  pedestrian priority streets in such plan; and

vi.	 In a Campus zone district, guidance provided in any applicable Campus Master Plan 
or similar document formally adopted by the primary campus user (e.g., a university 
or college) to guide land development within the campus, such as designation of  
pedestrian priority streets in such plan.

b.	 The Zoning Administrator shall have authority to designate a Zone Lot’s Primary 
Street Zone Lot Line(s) contrary to the results in Section 13.1.5.2 when:
i.	 The Zone Lot contains a Historic Structure, and
ii.	 The Zone Lot is located within a Residential Zone District, and 

Amendment: 3
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4.	 Once designated for a zone lot, a Primary Street designation cannot be changed after 
development (e.g., a primary street cannot, for purposes of subsequent development, be 
re-designated a side street) unless all requirements of the zone district can be met.

C.	 Criteria for Zoning Administrator Determinations
The Zoning Administrator shall designate a zone lot’s Primary Street, Side Street, Side Interior 
and Rear Zone Lot Lines, as applicable, based on an analysis of:

1.	 Guidance provided in any applicable Site Development Plan, Infrastructure Master Plan, 
General Development Plan, regulating plan, and/or Urban Design Standards and Guide-
lines, such as designation of  pedestrian priority streets in such plan. 

2.	 If criteria 1 does not apply or does not provide guidance for all zone lot lines, then the fol-
lowing criteria shall be used:
a.	 The Zoning Administrator may designate no more than:

i.	 One Primary Street in the S-CC, S-MX, E-CC, and E-MX zone districts.
ii.	 Two Primary Streets in the U-MX and G-MX zone districts.
iii.	 Two Primary Streets in the C-MX zone districts, and any additional Primary 

Streets being designated Primary Street B.
b.	 The Blueprint Denver Street Classification of all abutting streets, per the following table:

Blueprint Denver 
Street Classifications 
Map

Zone District

All Main 
Street

C-MX G-MX U-MX E-MX E-CC, S-MX, 
S-CC

Main (all types) Primary Street Primary Street Primary Street Primary Street Primary Street May be Primary 
or Side Street

Mixed Use (all types) Primary Street *May be Primary or Side Street

Commercial (all types) Primary Street *May be Primary or Side Street

Industrial (all types) Primary Street *May be Primary or Side Street

Residential Arterial *May be Pri-
mary or Side 

Street

*May be Pri-
mary or Side 

Street

**Side Street **Side Street **Side Street **Side Street

Residential Collector 
and Local and Undes-
ignated

**Side Street **Side Street **Side Street **Side Street **Side Street **Side Street

*The Zoning Administrator shall use Criteria 2c to determine the Primary and/or Side Street(s) Zone Lot Lines
**If all streets meet this Classification, the Zoning Administrator shall designate no more than one Primary Street per Criteria 2c

c.	 Existing Conditions
i.	 The same or similar use, building form and/or zone district occurring on the 

same and opposing face block frontage; 
ii.	 Frontage facing a public park;
iii.	 Frontage facing a Parkway designated under D.R.M.C, Chapter 49; and
iv.	 The functional street classification of all abutting streets as adopted by the 

Public Works Department.

D.	 Interior Zone Lots

1.	 The Zoning Administrator shall determine the Primary Street, Side Street, Side Interior 
and Rear zone lot lines for all zone lots in the MS zone districts; See Figure 13.1-48.
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Figure 13.1-53 

P - Primary Street
SS - Side Street
SI - Side Interior
R - Rear
ZA - Zoning Administrator

13.1.5.5	Determination of Primary Street, Side Interior, and Rear Zone Lot Lines for all C-CCN, 
D-AS-12+, D-AS-20+, D-CPV-T, D-CPV-R, and D-CPV-C Zone Districts

A.	 Intent
To provide a reference of measurement for standards related to form, building placement, 
and design elements (e.g. Build-to, Setbacks, Transparency) in Cherry Creek North (C-CCN), 
Downtown Arapahoe Square 12+ (D-AS-12+), Downtown Arapahoe Square 20+(D-AS-20+), 
Downtown Central Platte Valley - Auraria Transition (D-CPV-T), Downtown Central Platte Valley 
- Auraria River (D-CPV-R), and Downtown Central Platte Valley - Auraria Center (D-CPV-C) zone 
districts.

B.	 General Requirements

1.	 Each Zone Lot Line shall have a designation of Primary Street, Side Interior or Rear.

C.	 Criteria for Zoning Administrator Determinations
The Zoning Administrator shall designate a zone lot’s Side Interior and Rear Zone Lot Lines, as 
applicable, based on an analysis of:

1.	 Guidance provided in any applicable Infrastructure Master Plan, General Development 
Plan, regulating plan, and/or Urban Design Standards and Guidelines. 

2.	 If criterion C.1 does not apply, then the following criteria shall be used:
a.	 The prevailing building orientation and setback patterns of buildings located on the 

same face block(s) as the subject zone lot; and
b.	 Block and lot shape.

Amendment: 3



13.1-36 | 

Article 13. Rules of Measurement & Definitions
Division 13.1 Rules of Measurement

DENVER ZONING CODE
June 25, 2010 | Republished May 24, 2018

13.1.5.6	Determination of Primary Street, Side Street, Side Interior, and Rear Zone Lot Lines in 
the DO-7 Overlay District 

A.	 Intent
To provide a reference of measurement for standards related to form and building placement 
while promoting pedestrian-oriented frontages and an active riverfront experience with visual 
interest and variety in the DO-7 district.

B.	 General Requirements
The general requirements set forth for all CC, MX, and MS Zone Districts in Section 13.1.5.4.B 
General Requirements shall apply in addition to the requirements set forth in this Section 
13.1.5.6.

C.	 Criteria for Zoning Administrator Determinations
For all Underlying Zone Districts, the Zoning Administrator shall designate a Zone Lot’s Primary 
Street, Side Street, Side Interior and Rear Zone Lot Lines, as applicable, based on an analysis of 
the provisions set forth in Section 13.1.5.4.C Criteria for Zoning Administrator Determinations, 
except that:

1.	 In lieu of the provisions set forth in Section 13.1.5.4.C.2.a, the Zoning Administrator may 
designate more than one Primary Street Zone Lot Line in any Underlying Zone District 
where:
a.	 Guidance provided in any applicable Infrastructure Master Plan, Site Development 

Plan, regulating plan, and/or Urban Design Standards and Guidelines, such as desig-
nation of pedestrian priority streets in such plan, indicates the need for designation 
of multiple Primary Streets.

b.	
c.	 The Blueprint Denver Street Classification of all Abutting streets, per the table in 

Section 13.1.5.4.C.2.b indicates Primary Street designation for more than one Abut-
ting street.

2.	 The Zoning Administrator shall designate Zone Lot Lines that Abut named streets (such 
as Wynkoop and Larimer streets) as Primary Street Zone Lot Lines, except that:
a.	 Any Zone Lot Line that is Adjacent to 35th Street shall also be designated as a Pri-

mary Street Zone Lot Line in addition to the named street. 
b.	 Where a corner Zone Lot Abuts more than one named street, the Zoning Admin-

istrator may elect to designate only one of the named streets as a Primary Street 
based on an analysis of the Blueprint Denver Street Classification of each named 
street. 

3.	 Any Zone Lot Line that Abuts, and is roughly parallel to, the South Platte River, or a Street 
that is Adjacent to the South Platte River, shall be designated as a Primary Street Zone Lot 
Line. See Figure 13.1-56.

4.	 Any Zone Lot Line that Abuts a Public Park shall be designated as a Side Street Zone Lot 
Line.

D.	 Corner Zone Lot, Double Frontage Zone Lot, or Zone Lot with Frontage 3 or More Streets
In lieu of the provisions set forth in Sections 13.1.5.4.E-G, the Zoning Administrator shall desig-
nate a Zone Lot's Primary Street, Side Street, Side Interior and Rear Zone Lot Lines, as appli-
cable according to the criteria set forth in Section 13.1.5.6.C. See Figure 13.1-56.
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Figure 13.1-115
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13.1.6.4	Open Space in Large Developments 
A.	 Net Development Area

The required amount of Open Space in Large Developments shall be calculated as the percent-
age of the gross development area.  The Net Development Area shall be the gross land area 
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within the boundaries of the proposed development area less the gross area of existing and 
proposed public rights-of-way and City park land, or land required to be dedicated to the city by 
the Department of Parks and Recreation.

B.	 Contiguous Open Space Area 

1.	 The width of the minimum contiguous open space requirement for large developments 
shall be measured parallel to the abutting Street Zone Lot Line or abutting publicly acces-
sible area with direct pedestrian access to a Street Zone Lot Line, shown as “A” in Figure 
13.1-116.  

2.	 The depth of the minimum contiguous open space requirement for large developments 
shall be measured perpendicular to the abutting Street Zone Lot Line or abutting publicly 
accessible area with direct pedestrian access to a Street Zone Lot Line, shown as “B” in 
Figure 13.1-116. 

Figure 13.1-116
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Permitted Structure: See definition of “Structure, Permanent,” below.  

Person: An individual including any receiver, guardian, personal representative, registered 
agent, fiduciary, or representative of any kind, and any corporation, partnership, firm, associa-
tion, joint venture, or other legal entity.

Planned Unit Development (PUD):  A zone district wherein an area of land, controlled by one 
or more landowners, to be developed under unified control or unified plan of development for 
a number of dwelling units, commercial, education, recreational, or industrial uses, or any com-
bination of the foregoing, the plan for which does not correspond in zone lot size, building form,  
bulk, use, density, lot coverage, open space, or other restriction to the existing zoning regula-
tions of this Code.  See Division 9.6, Planned Unit Development District, of this Code.

Plaza: An open area at ground level accessible to the public at all times, and which is unob-
structed from its lowest level to the sky.  Any portion of a plaza occupied by landscaping, statu-
ary, pools and open recreation facilities shall be considered to be a part of the plaza. The term 
“plaza” shall not include off-street loading areas, driveways, off-street parking areas.

Porch, Front:  A one or two-story structure providing access to the primary uses within a 
primary building. Front porch may be covered and must be unenclosed on the primary street-
facing façade of the primary building. 

Porch:  A one or two-story structure attached to a building providing access to the building. A 
Porch may be covered and must be at least 50% open on each side, except for sides abutting a 
facade or required fire wall. If a porch is not covered, it is distinguished from a patio by enclo-
sure of the porch on all open sides by low walls or railings, except where pedestrian access is 
provided to access the porch. 

Premises: A general term meaning part or all of any zone lot or part or all of any building or 
structure or group of buildings or structures located thereon.

Primary Area of GDP: Boundary of the area within a GDP either owned and/or represented by 
a private landowner(s) or applicant(s).

Primary Street:  See Rule of Measurement, Division 13.1.

Private Open Space:  See Rule of Measurement, Division 13.1.

Processing: Any operation changing the nature of material or materials such as the chemical 
composition or physical qualities. Does not include operation described as fabrication.

Professional Studio:  See “Studio, Professional.”

Projecting Window:  For purposes of a setback encroachment, shall include bay window, box 
window and bow window.

Property: Any land, building, or other structure, or part thereof.

Protected District:  Any one of the following zone districts:

1.	 S-SU-A	

2.	 S-SU-D

3.	 S-SU-F
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S
Screening:  A method of visually shielding or obscuring one abutting or nearby structure or 
use from another by fencing, walls, berms, or densely planted vegetation

Secondary Area of GDP: Boundary of a designated area adjoining the primary area of the GDP 
where development may not be imminent, but based on adopted City plans, can be expected to 
transition over time.

Semi-Trailer: Any vehicle of the trailer type so designed and used in conjunction with a truck-
tractor that some part of its own weight and that of its own load rest upon or is carried by a 
truck-tractor.

Setback:  See Rule of Measurement, Division 13.1.

Setback Space or Area: The area between a zone lot line and  a required minimum setback 
line. 

Shielded:  The light emitted from the lighting fixture is projected below a horizontal plain run-
ning through the lowest point of the fixture where light is emitted. The lamp is not visible with 
a shielded light fixture, and no light is emitted from the sides of such a fixture.

SIC: Standard Industrial Classification as published by the U.S. Census Bureau, has been re-
placed by the NAICS.

Side-by-Side Dwelling Units: See "Dwelling Units, Side-by-Side," above.

Side Zone Lot Line: See “Zone Lot, Side”.

Side Street: See Rule of Measurement, Division 13.1.

Sign: A sign is any object or device or part thereof situated, outdoors or indoors, which is used 
to advertise or identify an object, person, institution, organization, business, product, service, 
event, or location by any means, including words, letters, figures, designs, symbols, fixtures, 
motion illumination, or projected images. Signs do not include the following:

a.	 Flags of nations, or an organization of nations, states and cities, fraternal, religious 
and civic organizations;

b.	 Merchandise, pictures or models of products or services incorporated in a window 
display;

c.	 Time and temperature devices not related to a product;
d.	 National, state, religious, fraternal, professional and civic symbols or crests;
e.	 Works of art which in no way identify a product.

Sign, Animated: Any sign or part of a sign which changes physical position by any movement 
or rotation.

Sign, Arcade: A wall or projecting sign attached to the roof or wall of an arcade and totally 
within the outside limits of the structural surfaces which are delineating the arcade.

Sign, Billboard:  See definition of “Outdoor General Advertising Device,” above.

Amendment: 2



Sec. 59-2. - Former chapter 59.  
(a) Chapter 59 of the Denver Revised Municipal Code as filed with the Denver City Clerk on 20th day of May 2010, 

at City Clerk Filing No. 10-512, ("Former Chapter 59"), shall remain in full force and effect for any land not 
rezoned to zone districts in the Denver Zoning Code. No changes shall be enacted to the provisions of the 
former chapter 59 after June 25, 2010.  

(b) For lands retaining their zoning designation under the former chapter 59, including land zoned planned unit 
development (PUD), land zoned with waivers and conditions and land subject to a planned building group site 
plan, all provisions of the former chapter 59, including procedures, shall apply, except as explicitly stated in 
Section 59-2-(j) below.  

(c) For purposes of applying the limitations on bulk planes and building heights in section 59-96 of the former 
chapter 59, the "protected districts" identified therein shall also include the zone districts defined as 
"protected districts" in section 13-3 of the Denver Zoning Code.  

(d) For purposes of applying the "L1" limitation on "eating place" primary uses applicable in the R-4-X, B-2, B-3, B-
A-2, B-A-4, CCN, I-0, I-1, and I-2 zone districts in former chapter 59, the residential districts identified in the L1 
limitation shall also include the zone districts defined as "protected districts" in section 13-3 of the Denver 
Zoning Code.  

(e) For purposes of applying the "exception to use enclosure requirement" for mixed use zone districts (C-MU, R-
MU, and T-MU zones) in section 59-302(4)b.1, and 2 of the former chapter 59, the residential districts 
identified therein shall also include the zone districts defined as "protected districts" in section 13-3 of the 
Denver Zoning Code.  

(f) For purposes of applying the restrictions on the siting of outdoor animal runs within twenty (20) feet of a 
habitable residential structure stated in section 59-2(16) of the former chapter 59, the residential zone 
districts identified therein shall also include the zone districts defined as "protected districts" in section 13-3 of 
the Denver Zoning Code.  

(g) For purposes of applying the five-foot side setback for structures that are not single-unit or two-unit dwellings, 
and which have ground floor commercial or which are four (4) or more stories in height, as required in the 
mixed use zoning districts in section 59-312(3) of the former chapter 59, the residential zone districts 
identified therein shall also include all SU and TU zone districts as established on the official zoning map under 
the Denver Zoning Code.  

(h) For purposes of applying various zoning protections to residentially zoned properties, the terms "residential 
district(s)," "residential zone district(s)," "residential zone(s)," "residentially zoned lot," and "residentially 
zoned zone lot" used throughout former chapter 59 shall also include the zone districts defined as a 
"residential zone district or residential district" in section 13-3 of the Denver Zoning Code.  

(i) Gardens shall be allowed as an accessory use common, customary and incidental to a primary residential use, 
and shall comply with all limitations generally applicable to accessory uses stated in former chapter 59, 
sections 59-87 and 59-88. In addition, marijuana grown as part of a garden accessory to a primary residential 
use shall comply with all applicable limitations found in the Denver Zoning Code, including, but not limited to, 
section 11.8 (Uses accessory to primary residential uses—Limitations).  

(j) Any portion of a General Development Plan approved under former chapter 59 may be repealed in accordance 
with Section 12.4.12 of the Denver Zoning Code.  

 (Ord. No. 333-10, eff. 6-25-10; Ord. No. 22-14, § 1, 1-13-14; Ord. No. 493-14, § 1, 9-15-14)  
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Section 1.   Large Development Review Rules and Regulations 
1.1 Purpose 
The purpose of the Large Development Review (LDR) Rules and Regulations is to supplement 
Denver Zoning Code Section 12.4.12, Large Development Review. In the event of any conflict 
between these rules and regulations and the DZC or Denver Revised Municipal Code (D.R.M.C.), the 
standards in the DZC and D.R.M.C. shall control. 

1.2 LDR Scope Determination  
When preparation of a Large Development Framework (LDF) is required, the city shall consider the 
following when determining the scope of the Large Development Review (LDR) application. 

A. LDR Boundaries 
The Manager of Community Planning and Development shall decide the boundaries of the 
LDR area considering the area requested by the applicant, and when land proximate to the 
LDR area:  
1. Is under the same common ownership; 
2. Is part of the same adopted plan or General Development Plan land use and 

infrastructure framework as the land in the LDR area; or  
3. Is appropriate or currently functioning:  

a. As open space, a City Park, or a Natural Area as defined by D.R.M.C. Section 39-191;  
b. As a pedestrian, bicycle, or vehicular connection;  
c. To coordinate infrastructure systems such as for water, wastewater, or stormwater; 

or 
d. To provide some other community benefit in accordance with an adopted plan. 

B. Timing of Official Map Amendments in Large Development Framework (LDF) Area 
The Manager of Community Planning and Development may recommend application for an 
official map amendment(s) (rezoning) as a result of the LDF, considering the need to:  



 

DRAFT Large Development Review and Infrastructure Master Plan Rules and Regulations – 5/16/19 
Page 5 of 15 

1. Assess the range of possible land uses and intensities for the purposes of addressing 
infrastructure, open space, and public parks systems; and 

2. Provide an opportunity for public input on the proposed change in land uses and 
development intensity.  

C. Timing and Components of Subdivision under D.R.M.C., Chapter 50 in Large 
Development Framework (LDF)  
1. The DRC may require approval of a Subdivision under D.R.M.C., Chapter 50, following 

approval of the LDF to establish areas for infrastructure, open space, and public parks, as 
applicable. 

2. The DRC may require the subdivision following approval of the LDF be submitted for the 
entire LDF area to establish the land area for all proposed streets, open space in 
accordance with DZC Section 10.8.1, Open Space in Large Developments, City park land, 
or land required to be dedicated to the city by the Department of Parks and Recreation, 
and other infrastructure areas needed for purposes such as stormwater, water, or 
wastewater facilities as part of the phasing for entire LDF area.  

D. Timing of Infrastructure Master Plan in Large Development Framework (LDF)  
The DRC may require approval of an Infrastructure Master Plan (IMP) following approval of 
a LDF to establish conceptual, horizontal land use, development, and infrastructure systems 
prior to final, site-specific planning and engineering design.    

E. Timing of Urban Design Standards and Guidelines in Large Development Framework 
(LDF)  
The Manager of Community Planning and Development may require approval of urban 
design standards and guidelines following or concurrent with approval of a LDF when the 
LDF area is visible from an arterial or collector street or if the LDF area is identified for 
enhanced urban design in an adopted plan. 
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F. Additional Requirements in Large Development Review (LDR) Scope    
1. Affordable Housing Plan in Large Development Framework (LDF) 

The Manager of Community Planning and Development and Office of Denver Economic 
Development & Opportunity may require a discussion of affordable housing 
requirements that may result in an affordable housing plan as part of the LDR scope, as 
applicable.  

2. Schools Plan in LDR Scope 
The Manager of Community Planning and Development, in consultation with Denver 
Public Schools, may determine that a public schools plan is required addressing the 
demand for public schools resulting from proposed development in the LDR area.  

3. Public Park Land Requirements in LDR Scope  
The Manager of the Department of Parks and Recreation (DPR) may determine that City 
Park land, or land required to be dedicated to the city by the Department of Parks and 
Recreation within the LDF area is required in accordance with DPR adopted rules and 
regulations or City Council adopted plan policies.   

1.3 Review and Referral by Development Review Committee  
The DRC shall refer the LDR application to other affected or interested agencies for review 
and comment, including but not limited to the following agencies:  

a. The Office of Economic Development & Opportunity – Affordable Housing, 
Neighborhood Equity;  

b. Department of Public Works – Transportation, Wastewater, Floodplain, Policy & 
Planning;   

c. Department of Parks and Recreation – Office of the City Forester, Natural Resources, 
Parks Planning;  

d. Department of Public Health and Environment; 
e. Denver Public Schools;  
f. Denver Water;  
g. Department of Community Planning and Development – Development Services, 

Planning Services;   
h. City Attorney’s Office; and 
i. Any special districts providing infrastructure service to the LDR area.  

 
1.4 LDR Application  
The LDR application shall be in accordance with DZC Section 12.3.3, Submission of Applications, 
and DZC Section 12.4.12.10, Application and Fees, with the addition of the following items as 
determined applicable by the Manager of Community Planning and Development. 
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A. Narrative of the proposed development addressing the estimated range of proposed land 
uses and intensities and proposed infrastructure changes;  

B. Map and legal description of the proposed LDR area;  
C. Map depicting the conceptual location of open space areas to meet the minimum 

requirements in DZC Section 10.8.1, Open Space in Large Developments;   
D. Map depicting the conceptual location of proposed streets;  
E. A phasing plan establishing the timing and responsibility for construction of public 

improvements, infrastructure, and open space, as applicable; and  
F. Other items required by the Manager of Community Planning and Development, which may 

include, but are not limited to: 
1. An affordable housing plan, as applicable; and  
2. Information depicting the timing of and responsibility for the construction and location 

of public park land that is required in accordance with adopted Denver Parks and 
Recreation rules and regulations, the Denver Zoning Code, or the Denver Revised 
Municipal Code. 

1.5 Preparation and Submittal of Large Development Framework  
The approved and recorded LDF may include, but is not limited to, the items listed in DZC Section 
12.4.12.15 (Preparation and Submittal of Large Development Framework).  The approved and 
recorded LDF may also include the items listed in Section 1.5 LDR Application above as determined 
by the Manager of Community Planning and Development.    

1.6 Planning Board Informational Items  
Community Planning and Development staff may share the results of approved Large Development 
Review Frameworks with the Planning Board within a reasonable timeframe after approval.  The 
presentation shall include, but not be limited to, a summary of the Manager’s determination of clear 
and sufficient City Council adopted plan guidance, a summary of any community input received, and 
the contents of the Large Development Framework. Such presentation may be placed on the 
Planning Board agenda as an informational item. 
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Section 2.   Infrastructure Master Plan Rules and Regulations 
2.1 Purpose 
The purpose of the Infrastructure Master Plan (IMP) Rules and Regulations is to supplement the 
process set forth in Denver Zoning Code Section 12.4.14, Infrastructure Master Plan. In the event of 
any conflict between these rules and regulations and the DZC or Denver Revised Municipal Code 
(D.R.M.C.), the standards in the DZC and D.R.M.C. shall control. 
2.2 Review Process  

A. Application Contents  
The concept IMP application shall include a narrative, data, and maps that address the 
following at the discretion of the DRC:  

1. The boundary of the IMP area;  
2. The land use concepts, including estimated square footages, number of dwelling units, 

and distribution of land uses across the IMP area;  
3. All open space areas meeting the requirements in DZC Section 10.8.1, Open Space in 

Large Developments, as applicable, and any other aggregated open space areas required 
through the DZC or adopted rules and regulations;  

4. The vehicular, pedestrian, and bicycle circulation concept, including both transportation 
connections internal to the IMP area and connecting to surrounding transportation 
systems;  

5. Conceptual utility plans in accordance with preliminary engineering studies for water, 
wastewater, and stormwater infrastructure;  

6. Any proposed right-of-way vacations and/or utility abandonments or relocation; or  
7. A development phasing plan addressing the timing, responsibility, and financial 

commitments to complete construction of all public improvements, including but not 
limited to infrastructure such as streets, pedestrian and bicycle connections, open space, 
and public parks.  

The DRC may request the following items in the concept IMP application: 

8. Conceptual street cross sections;  
9. Anticipated future parcel and zone lot configurations; 
10. A narrative addressing incorporation of existing structures into the IMP area and future 

development plans;  
11. The publicly-dedicated park land concept; 
12. The designation of Primary and Side Streets in compliance with the Denver Zoning 

Code;   
13. The proposed building heights;  
14. A Traffic Impact Study;  
15. Erosion control plans;  
16. Identification of regulatory floodplain boundaries;  
17. An affordable housing plan in accordance with the approved Large Development 

Framework (LDF), as applicable; or 
18. Environmental standards to be met and remediation needed prior to acceptance of any 

infrastructure or conveyance of land to the city.  
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B. Review, Referral, and Decision by Development Review Committee 
1. The DRC shall refer the IMP application to other affected or interested agencies for 

review and comment of the IMP’s consistency with adopted plans and rules and 
regulations, including but not limited to:  

a. The Office of Economic Development & Opportunity – Affordable Housing, 
Neighborhood Equity; 

b. The Division of Real Estate; 
c. Department of Public Works – Transportation, Wastewater, Floodplain, Policy & 

Planning  
d. Department of Parks and Recreation – Office of the City Forester, Natural 

Resources, Parks Planning 
e. Department of Public Health and Environment; 
f. Denver Public Schools;  
g. Denver Water;  
h. Department of Community Planning and Development – Development Services, 

Planning Services  
i. City Attorney’s Office; and 
j. Any special districts providing infrastructure service to the IMP area.  

2.3 Infrastructure Master Plan Standards 
[Drafting Note: All standards were carried forward from the current jointly adopted GDP Rules 
and Regulations unless noted in red font] 

A. General Intent 
The intent of these IMP standards is to supplement standards contained in the Denver 
Zoning Code (DZC) and other City rules and regulations applicable to development in the 
IMP area to address the impacts associated with development of a large area.  Depending on 
the location, scale, and type of development, some standards may not be applicable as 
determined by the DRC. In the event of a conflict between these IMP standards and any 
standards in the DZC or Denver Revised Municipal Code (D.R.M.C.), the DZC and D.R.M.C. 
standards shall control.  

B. Environmental Standards  
1. Specific Intent 

To minimize the impacts of development and infrastructure to natural resource areas, 
ecologically sensitive areas, or areas otherwise not suitable for development due to 
environmental constraints.  
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2. Environmental Standards for IMPs  
a. Development shall preserve ecologically sensitive landscapes through methods such 

as designating permanent open space and through appropriate design and use of 
land. 

b. New roads shall not be constructed in areas designated natural or conservancy 
areas where a feasible alternative exists. Roads permitted in such areas shall be 
located, designed and constructed to ensure minimal environmental impacts. 

c. Roads shall not be constructed in 10-year flood areas, on steep or naturally unstable 
slopes, or in other hazardous areas except where no alternative is feasible and all 
adverse impacts to the natural environment have been mitigated to the maximum 
extent possible. 

d. Roads shall be designed to minimize impacts on wildlife, significant wildlife habitat, 
or wildlife migration routes. 

e. Drainage from roads and road construction shall be controlled using Best 
Management Practices (BMPs) so that the transport of pollutants and sediments 
into water bodies or onto adjacent properties will be avoided or minimized. 

f. Environmental impacts resulting from installation or maintenance of utilities shall 
be minimized. Areas disturbed during construction shall be replanted with native 
vegetation or other planting as approved in a Landscape Plan and maintained until 
firmly established. Clearing shall be confined to that necessary to allow installation 
and to prevent interference by vegetation once the system is in operation. 

g. Development shall address tree and natural resource requirements set forth in any 
policies, design standards, or plans adopted by the Department of Parks and 
Recreation or the Department of Public Works. 

h. All site improvements shall be in compliance with Denver’s Floodplain Ordinance 
(D.R.M.C. Chapter 56, Article V).  

C. Public Facilities Standards 
1. Specific Intent 

To integrate public facilities for different purposes together in the IMP area to promote 
efficient land use patterns.  
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2. Public Facilities Standards for IMPs  
a. The IMP shall situate public facilities where other public facilities may be located as 

an organizing feature for future development. 
b. The IMP shall be consistent with the public facilities elements of adopted plans. 
c. Public facilities, such as recreation and community centers, libraries, and schools, 

should be sited adjacent to public parks, open space, and trails wherever possible to 
promote joint and community use. 

d. The IMP shall situate public facilities and appropriate open space to take advantage 
of available or planned multi-modal access. 

D. Transportation Standards 
1. Specific Intent 

a. To determine the arterial, collector, and local street layout and subsequent right of 
way width requirements in the IMP area to implement adopted plans; 

b. To provide vehicular, pedestrian, and bicycle linkages with existing adjacent streets 
and future developments; and  

c. To ensure safe access to all properties for emergency services. 

2. Transportation Standards for IMPs  
Transportation systems shown in the IMP shall be consistent with and reviewed under 
the applicable rules and regulations for transportation standards and policies adopted 
by the Department of Public Works.  The following additional transportation standards 
apply to IMPs. In the event of a conflict between these standards and any Department of 
Public Works rules and regulations, adopted plans, the DZC, or the D.R.M.C.; the 
standards in the DPW rules and regulations, DZC, and D.R.M.C. shall control. 

a. Street, Alley, and Block Layout Standards 
i.  The existing or proposed street system continues Denver’s traditional street 

patterns of arterials, collectors and local streets on a grid system and 
continues Denver’s physical character, including interconnected street 
networks, connectivity to existing roads, parkways, tree-lined streets and 
detached sidewalks. 

ii.  The block and street layout for all development shall be compatible with 
existing and planned development of adjacent parcels. 

iii. The block sizes shall provide pedestrian scale to development. 



 

DRAFT Large Development Review and Infrastructure Master Plan Rules and Regulations – 5/16/19 
Page 12 of 15 

b. Multimodal Transportation and Transit Facilities 
i.  The IMP shall provide an interconnected transportation system that 

encourages multiple modes of transportation, disperses traffic, and provides 
streets that accommodate multiple transportation modes including vehicles, 
transit, bicycles and pedestrians. 

ii.  Transit facilities in an IMP shall:  
(a) Be integrated with appropriate facilities for all modes of travel;  
(b) Provide safe, secure, convenient and comfortable locations to access 

transit; and  
(c) Be located adjacent to and accessible from activity centers and 

commercial areas.  

c. Street Design and Cross Sections 
i.  The design and construction of roads shall minimize the impacts on existing 

residences, local neighborhood streets, and historic structures. 
ii.  All street cross-sections shall include public right-of-way for travel lanes, tree 

lawns and/or amenity zones, utility easements and sidewalks in dimensions as 
approved by the Department of Public Works. Additional right of way may be 
required for parking lanes, bicycle lanes, medians, or additional pedestrian or 
transit facilities. 

iii.  Half-streets along a development boundary or within any part of a 
development may be approved by the Manager of Public Works. The full right 
of way and pavement width of all classes of streets shall be provided unless 
other arrangements are approved by the Manager of Public Works. 

iv.  Utilities and transportation facilities in IMPs shall be installed in the same 
rights-of-way to the greatest extent possible. 

v.  Pavement Thickness Design for streets in the IMP shall be consistent with and 
reviewed under the applicable rules and regulations and policies adopted by 
the Department of Public Works. The traffic and vehicle loading shall consider 
initial and minimum 20-year future traffic. Traffic projections and vehicle type 
classifications needed for design may be derived from a required Traffic 
Impact Study, or based on approved similar existing facilities that model the 
planned IMP.  

vi.  The IMP may include variations from the standard street cross-sections with 
the approval of the Manager of Public Works where one or more of the 
following circumstances apply: 

(a) If a natural or human-made obstruction limits the available right of 
way;  

(b) If pedestrian, bicycle, transit or vehicular safety would be better 
served by a variation to the standard street cross-section; 

(c) If the anticipated development program would be better served by a 
variation to the standard street cross-section; or 

(d) If connections to the existing road network would be preserved or 
extended by a variation to the standard street cross-section. 

d. Private Streets 
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The Managers of Public Works and Community Planning and Development may 
consider proposals to retain streets as private property when one or more of the 
following circumstances apply and if agreements between the applicant and the City 
are set forth for private repair and maintenance of the private street:   

i.  If the anticipated development program would be better served by private 
streets; 

ii.  If private streets have at least the equivalent same design and amenity 
quality as public streets, such as sidewalks, tree lawns with street trees, 
and buildings located to define the street at a human scale;  

iii.  If connections, access, and circulation for the IMP area will not be 
degraded; or 

iv.  If the street cross-section does not meet the requirements of the 
Department of Public Works street standards but does meet applicable 
standards for health, safety, welfare, convenience and design as required 
by the Department of Community Planning and Development. 

e. Pedestrian and Bicycle System  
i.  Pedestrian and Bicycle Connectivity  

(a) Pedestrian and bicycle traffic shall be separated from vehicular traffic 
for safety. 

(b) The transportation system shall connect pedestrian and bicycle 
facilities to bicycle and pedestrian facilities surrounding the IMP area;  

(c) The transportation system shall connect pedestrian and bicycle 
facilities to significant locations, such as public parks, transit, housing, 
trails, shopping, schools, and public facilities. 

f. IMP Parkways and Boulevard Standards  
Development in the IMP shall be consistent with and reviewed under D.R.M.C., 
Chapter 49, Article II for Parkways and Boulevards, and any policies, design 
standards, or plans adopted by the Department of Parks and Recreation and 
Department of Public Works.  The following additional standards for parkways and 
boulevards apply to development in the IMP. In the event of a conflict between these 
standards and any Department of Public Works (DPW) or Department of Parks 
(DPR) and Recreation rules and regulations, adopted plans, the DZC, or the D.R.M.C.; 
the standards in the DPW and DPR rules and regulations, DZC, and D.R.M.C. shall 
control. 
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i.  The Managers of the Departments of Parks and Recreation, Public Works, 
and Community Planning and Development may establish new parkways 
and boulevards that are designated by City Council through ordinance in 
the IMP area.  

ii.  Existing parkways and boulevards may be extended to newly-developing 
areas subject to the IMP as determined jointly by the Departments of Parks 
and Recreation, Public Works, and Community Planning and Development. 

iii.  New parkways and boulevards may be constructed in newly-developing 
areas subject to the IMP as determined jointly by the Departments of Parks 
and Recreation, Public Works, and Community Planning and Development. 

E. Wastewater Standards 
Wastewater systems shown in the IMP shall be consistent with and reviewed under the 
applicable rules and regulations and policies adopted by the Department of Public Works.  
The following additional wastewater standards apply to IMPs. In the event of a conflict 
between these standards and any Department of Public Works rules and regulations, 
adopted plans, or the D.R.M.C., the standards in the DPW rules and regulations and D.R.M.C. 
shall control. 

1. All sanitary sewers shall be designed using the City’s most current Sanitary Sewer Design 
and Technical Criteria Manual and the City’s most current Sanitary Sewer Master Plan. 

F. Stormwater Standards 
Stormwater systems shown in the IMP shall be consistent with and reviewed under the 
applicable rules and regulations and policies adopted by the Department of Public Works.  
The following additional stormwater standards apply to IMPs. In the event of a conflict 
between these standards and any Department of Public Works rules and regulations, 
adopted plans, or the D.R.M.C., the standards in the DPW rules and regulations and D.R.M.C. 
shall control. 

1. Specific Intent 
To protect new developments, as well adjacent and downstream properties including 
public Right-of-Way, from negative storm drainage impacts.  

2. Stormwater Standards for IMPs  
a. On-site or regional detention basins or equivalent management facilities shall be 

provided within the IMP area to properly limit surface runoff.  
b. Where the development of a site could result in danger to persons, land or wildlife 

due to runoff during construction, the facilities for stormwater runoff control shall 
be constructed prior to any earth moving or drainage construction on the site. 

c. All stormwater management facilities shall be constructed within the area of the 
proposed development, except in the case of approved regional stormwater 
detention facilities. 

d. Stormwater facilities shall use multi-purpose facilities where appropriate, such as 
incorporating linear open space within riparian corridors and by integrating 
drainage facilities and features with natural waterways, recreation areas, trails and 
open space. 

e. Stormwater facilities shall minimize negative environmental impacts and maximize 
opportunities for water quality enhancements. 
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f. All stormwater runoff facilities shall be designed using Best Management Practices 
that result in safe, efficient, attractive, and environmentally sustainable facilities 
that meet or further the urban design goals of the development. 

G. Utilities Standards 
Utilities shown in the IMP shall be consistent with and reviewed under the applicable rules 
and regulations and policies adopted by the Department of Public Works.  The following 
additional utility standards apply to IMPs. In the event of a conflict between these standards 
and any Department of Public Works rules and regulations, adopted plans, or the D.R.M.C., 
the standards in the DPW rules and regulations and D.R.M.C. shall control. 
1. Specific Intent 

a. To ensure that adequate utilities will be available concurrent with development; and  
b. To provide for the appropriate location, layout, engineering and design of new 

utility facilities.  
2. Utilities Standards for IMPs 

a. Utilities and transportation facilities shall be installed in the same rights-of-way to 
the greatest extent possible. 

b. Utilities located in the tree lawn, amenity zone or sidewalk area of the public right of 
way shall be located to avoid conflict with the root systems of street trees. Utility 
conduits shall be located as far from the tree lawn center line as possible. 

c. All utility systems and facilities, such as communication, water, gas and electrical 
systems, installed in any area of special flood hazard shall be designed, located 
and/or constructed to eliminate damage from flood waters. 

d. Storm drainage and sanitary sewer studies shall be submitted and approved for the 
entire development before construction of any one phase may be initiated. When 
developing in phases, the applicant shall be required to covenant that all storm 
drainage and sanitary sewer facilities and onsite grading will be constructed in 
accordance with approved storm drainage and sanitary sewer studies and/or plans 
for the entire development. No person(s) shall have the authority to redesign or 
alter the construction of any phase of the development without first obtaining 
written approval from the Manager of Public Works. When all phases of 
construction have been completed, inspected and accepted by the Manager of Public 
Works, the applicant may request, if applicable, termination of the covenant. 

e. New telephone, communications, electric, gas and other similar utility lines and 
services shall be placed underground except where this requirement conflicts with 
the requirements of public and private utility companies or other regulatory 
agencies. Transformers, switching boxes, terminal boxes, metering, roadway 
lighting, signal devices, gas regulators, compressor stations or other similar facilities 
necessarily appurtenant to underground facilities may be placed above ground, but 
shall be sited to comply with Denver zoning rules, should be placed so that they do 
not compromise sight distance from site access points, and so that they are as 
unobtrusive as possible with respect to the character of the streetscape. To the 
extent possible, these facilities should be located in the rear yard or alley rather 
than the front yard. 
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