Group Living Code Amendment

Phase III Workshop 3 (Household Definition, Continued)
Wednesday May 8, 2019

Today’s Agenda
4:00 – 4:15

Welcome, Agenda and Check In (Meagan/ALL)

Connect

4:15 – 4:30

Project Updates and Schedule

Catch-up

4:30 – 5:00

Household Definition – Committee Task Orientation

5:00 – 6:00
6:00 - 6:45
6:45 – 7:00

Orient to now and
desired future
Exploring the Options
Refine available
options
Unintended Consequences: Worst Case Scenarios and Ways to Prevent/Address Them Discuss  Decide
• Seek final consensus recommendation on preferred household definition
Gratitude, Next Steps and Close

Close meeting;
orient to what’s
next

Tiny House Village zoning update
• CM Kniech will sponsor a text amendment this summer to permit and regulate
temporary tiny house villages (Detached Single-Room Occupancy Community)
• Use would be permitted to occupy a property for up to 4 years
• Permitted in most zone districts, with community meeting and notification of
nearby residents required prior to permit application
• Parallel amendments will be made to the Denver Building Code to address this
emerging use.
• Permanent version, with additional building form and design requirements, will
be developed with other Group Living updates

Anticipated Schedule
Month

“Tiny House Village” /Detached SRO Community

Group Living Project Balance

May

Drafting

GLAC and Subgroup Meetings

June

Public Meeting (tent. June 5), Internal Review

July

Public Review Draft

GLAC and Subgroup Meetings

August

Planning Board (tent. Aug 7); LUTI (tent. Aug. 27)

Refine and Confirm Strategy

September

Public Meeting (strategy review)

October

City Council Public Hearing (tent. Oct. 7)

Drafting

November

Implementation

Public Review Draft

December

Planning Board

January

LUTI, City Council Public Hearing

February

Implementation

March

Implementation
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DZC Current Household Definition
•

2 unrelated adults or two partners, plus unlimited
relatives living together as a housekeeping unit in
single unit uses.

•

Does not include residential uses where care or
services are provided

•

Home Occupation permit required for:
o Foster Family Care
o Rooming and Boarding (1+ roommates in SU)

October GLAC Progress
• Recommended inclusion of “foster care/legal guardianship” in
any list of related individuals in an updated definition of
“household”
• Recommended the city no longer distinguish between related
and unrelated adults
• Recommended no limits on number of persons permitted to
live in a home.
o But: Prevent Overcrowding

“Backstops” – Existing Regulations and Guidelines related to overcrowding
•

Environmental Health Rules and Regulations for
Residential Uses (updates adopted 2016) to enable
smaller homes
o No minimum space/resident

•

Building and Fire Code (DBCA):
o Minimum “Habitable Space” size: 70 square feet
o No maximum number of inhabitants
o Congregate Living rules apply with stricter
standards for egress, alarms, sprinklers for
certain occupancy thresholds.

•

HUD: no minimum requirements, but some analyses
suggest 2/bedroom is ideal due to correlated data on
health, educational attainment and other outcomes.

Considerations
•

Expanded household definition: enables more non-care Group Living uses by
right.

•

Some existing Group Living uses defined separately because they exceed the
current two unrelated persons rule:
o Residence for Older Adults
o Student Housing
o Sober Living
 ZNIS data on maintenance, parking, noise
 No clear distinction

•

Perceptions vs. reality of unrelated people living together
o Municipal Code safeguards for trash, noise, maintenance, etc. all remain in
place.

Building Code

• Different requirements for:
o “Family” homes
• International Residential Code (IRC) Standards
• Relief from alarm and sprinkler requirements
o Congregate Living
• almost every other residential use in DZC
• International Building Code (IBC) Standards
• Higher building and fire safety standards (alarms,
sprinklers, egress, etc.)
•

Opportunity to align codes
o “Housekeeping Units” with similar DBCA requirements

•

Amendments currently underway (proposal deadline May 10

Limits to “Unlimited”
•

Congregate Living (Building Code) requirements on
household of unrelated adults
o Willingness to expand to acknowledge evolving
“family” concepts with updated DZC definition,
but with limits

•

Blurred lines between household and nonhousehold settings like dormitories
o Access to common spaces.

•

Not a practice in other cities without some other
limiting requirement, such as parking or persons
per room.
o Denver does not require off-street parking in
single-unit uses.

Why ratios are not recommended
Residents per bedroom:
Previously discussed issues around
• equity in neighborhoods of smaller homes
• incentive for subdivision, expansion of homes.
• intrusive enforcement
Residents per square foot:
• similar equity issues
• no good examples or assumptions to start from
o no standard house or bedroom sizes.
• Intrusive enforcement

Reconsidering a maximum number of unrelated adults
• 2 – current, most conservative approach.
• 5 – common approach of Front Range and western cities.
• 8 -- matches State's group home statute (# of people living as a group
that cities must accommodate as they would a “family”)
• 10 -- aligns with building code threshold proposed for some congregate
living uses.
o Ongoing discussion about alarm, egress requirements, etc.

Note: all include related (including adopted/foster) persons under 18.

Additional Information

Zoning Violation Comparison
Single, Two-Unit and Rowhouse Residential Uses

Residential Care Facilities (Small and Large)
Number of facilities represented in data:

187

Number open as of late 2018:

148

Zoning and Neighborhood Inspection Services
Residential Care Facility Zoning Violations 2016-2018
Total Violations 2016-2018

Includes data for facilities that have since closed

Unique Facilities with ZNIS Violations

63
59

Violation Types (as % of total violations)
Weeds/landscape maintenance

35%

Trash in yard/Dumpster overflow

30%

Snow on sidewalk

13%

Number of households represented in data:

158,172

Zoning and Neighborhood Inspection Services
Single, Two-Unit and Rowhouse Residential Zoning Violations 2016-2018
Total Violations 2016-2018

91,932

Unique Addresses with ZNIS Violations

30,739

Violation Types (as % of total violations)
Weeds/landscape maintenance

23%

Trash in yard/Dumpster overflow

14%

Outdoor Storage

10%

Obstruction of ROW (typ. shrubbery)

7%

Unrelated adults/use violation

7%

Construction without permit

6%

Parking/too many vehicles

2%

Unsurfaced Parking

6%

13%

Inoperable Vehicle

5%

Other (fence height, unpermitted construction,
unspecified)

Other (RV parking, garage sales, fence height, drainage, etc.

Note: some ZNIS records in this dataset do not specify nature of violations. All figures should be considered estimates for discussion.

29%

Zoning Violation Comparison highlights
• Top Violations for both Residential and Residential Care Uses
are maintenance-related:
o Landscaping/weeds
o Trash/overflowing dumpsters
• Residential Care uses generated 8 complaints for use
violations/# of unrelated adults; 4 determined to be actual
violations.
• Three complaints related to parking in this timeframe, one
violation found.

Definitions and info from October
Definition of Dwelling Unit: One or more habitable rooms constituting a unit for permanent
occupancy, having but one kitchen together with facilities for sleeping, bathing, and which
unit occupies a structure or a portion of a structure.
Number of children/family members permitted by current code:
• no limit.
Number of families that can live together per current code:
• Code permits two unrelated adults and any number of relatives to each in SU uses, meaning two
families may live together, with an unlimited number of relatives to each.

Peer Cities Review: Unrelated Adults Allowed in Single Unit
2

3

4

5

6

8

Unlimited

Denver

Boulder

Aurora

Arvada

Austin, TX

Seattle, WA

Most California Cities

Englewood

Commerce City

Brighton

Castle Rock

Bend, OR

Vancouver, WA

Bend, OR

Fort Collins

Golden

Colorado Springs

San Diego, CA*

Littleton

Northglenn

Lakewood

Spokane, WA

Loveland

Thornton

Longmont

Portland, OR

Wheat Ridge

Westminster

Parker

Salt Lake City, UT

Las Vegas, NV

Unincorporated Adams Co.

Minneapolis, MN

*Boston, MA

Unincorporated Arapahoe Co

New Orleans, LA

Albuquerque, NM
Boise, ID
Kansas City, MO

Notes:
*More under certain circumstances
All cities surveyed permit unlimited family members
Nearly all regulated by Dwelling Unit

Oklahoma City, OK
Phoenix, AZ
Portland, OR
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October Alternative 1
Max of (8) unrelated adults Per Dwelling Unit

Notes:
• Staff-recommended alternative
• Dwelling Unit is clear measurement for enforcement

October Alternative 2
Unlimited number of unrelated adults Per Dwelling Unit

Notes:
• Building and Fire Code does not require a certain square footage per person in a conventional dwelling unit
• State Health Codes do not set recommended or minimum square footage per person in a dwelling unit.
• Dwelling Units are only required to have one bathroom.
• More than 16 residents (related or unrelated) triggers additional Building and Fire Code requirements.
• Number of residents could exceed the 8-person threshold for what Federal and State group home laws require be
accommodated in residential neighborhoods

October alternative 3
Max of (2) unrelated adults per sleeping room

Notes:
• Sleeping Room as defined by Denver Building and Fire Code: at least 70 square feet, egress/rescue window,
closet.
• Presents enforcement challenges
o adults and unlimited family per room
o Studio apartments, unenclosed sleeping rooms, etc.
• Not a common practice in other cities

Expanded Decision-Making Criteria
1. Is consistent with adopted plans (Pass/Fail - Must Pass per Charter 3.2.9(C) and DZC 12.4.11.4.A)
2. Is equitable – not necessarily equal – in terms of neighborhood policies and impact
3. Provides for more affordable and attainable housing options across the full range of resident incomes,
considering creative options in the process.
4. Limits potential for unintended consequences perceived as negative or in conflict with community
character, economic viability and existing or future plans and policies
5.
6.
7.
8.

Is clear to administer and enforce
Is clear and predictable to all stakeholders
Uses language that is consistent with relevant city, state and federal regulations
Is enforceable with minimal entry to properties by Zoning & Neighborhood Inspection Services and other
staff
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Links
Denver Dept of Public Health and Environment Housing Regulations:

https://www.denvergov.org/content/dam/denvergov/Portals/771/documen
ts/PHI/HFHH/Residential-Housing-Regulation.pdf
HUD analysis of “overcrowding”:
https://www.huduser.gov/publications/pdf/measuring_overcrowding_in_hs
g.pdf
Denver Building Code:
https://www.denvergov.org/content/denvergov/en/denver-developmentservices/help-me-find-/building-codes-and-policies.html
Denver Zoning Code:
https://www.denvergov.org/content/denvergov/en/community-planningand-development/zoning/denver-zoning-code.html

Group Living Code Amendment
THANK YOU

