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tial density is prescribed. Instead, maximum height, setbacks,
and open space requirements determine the scale of buildings.

B-1 Limited Office District: This district provides office
space for services related to dental and medical care and for
office-type services, often for residents of nearby residential
areas. The district is characterized by a low-volume of direct
daily customer contact. This district is characteristically small
in size and is situated near major hospitals or between large
business areas and residential areas. The district regulations
establish standards comparable to those of the low density
residential districts, resulting in similar building bulk and
retaining the low concentration of pedestrian and vehicular
traffic. Building height is controlled by bulk standards and
open space requirements. Building floor area cannot exceed
the site area.

B-2 Neighborhood Business District: This district pro-
vides for the retailing of commodities classed as “convenience
goods,” and the furnishing of certain personal services, to
satisfy the daily and weekly household or personal needs of
the residents of surrounding residential neighborhoods. This
district is located on collector streets, characteristically is small
in size, usually is entirely surrounded by residential districts
and is located at a convenient walking distance from the
residential districts it is designed to serve. The district regula-
tions establish standards comparable to those of low density
residential districts, resulting in similar standards. Building
floor area cannot exceed the site area.

B-4 General Business District: This district is intended to
provide for and encourage appropriate commercial uses adja-
cent to arterial streets, which are normally transit routes. Uses
include a wide variety of consumer and business services and
retail establishments that serve other business activities, and
local transit-dependent residents within the district as well as
residents throughout the city. The regulations generally allow
a moderate intensity of use and concentration for the purpose
of achieving compatibility between the wide varieties of uses
permitted in the district. Building height is not controlled by
bulk standards unless there is a property line to property line
abutment with a residential use. Building floor area cannot
exceed twice the site area.

C-MU-10 Commercial Mixed-Use District: The C-MU-
10 district is the most restrictive of the commercial mixed-use
districts, with the shortest list of allowed uses. It includes
commercial uses appropriate for high-visibility locations such
as employment centers and the intersections of arterial streets.

The purpose of the district is to concentrate higher intensity
commercial uses, spatially define streets, encourage higher site
standards, and create a more attractive pedestrian environ-
ment. Uses incompatible with this purpose, such as auto-
related uses, industrial uses, and single unit dwellings, are

not allowed. Although residential uses are permitted in the
“C-MU” districts, it is expected that residential uses shall be
responsible for buffering themselves from nonresidential uses
that may locate on adjacent property. Basic maximum gross
floor area is equal to two (2) times the area of the zone lot.

C-MU-30 Commercial Mixed-Use District: The C-MU-
30 district provides for a wide range of commercial, office, re-
tail, industrial, and residential uses that allow property owners
the flexibility to respond to the long-term evolution of devel-
opment trends. Although residential uses are permitted in the
“C-MU?” districts, it is expected that residential uses shall be
responsible for buffering themselves from nonresidential uses
that may locate on adjacent property. Maximum gross floor
area is equal to one (1) times the area of the zone lot.

PRV Platte River Valley Zone District: This district is
intended to promote and encourage diversified land uses

and to integrate the district’s unique geographic location and
setting, amenities of view, transportation linkages and open
space. A variety of land uses are permitted to facilitate new
development, allow for the reuse of eligible historic structures
and to complement development in adjacent neighborhoods
and downtown. New residential development and open-space
is encouraged. Regulatory flexibility is provided to facilitate
development responsive to current and future market condi-
tions, and to encourage creativity in the development of the
Platte River Valley. Subarea boundaries are delineated on

the PRV zoning map. A subarea plan, including preliminary
design guidelines, is required for all or part of the subarea to be
used as a framework for private and public development proj-
ects. Rules and criteria adopted by the Planning Board govern
the content and requirements of subarea plans. Plans for any
given subarea must conform with the subarea zoning standards

enacted by City Council.

I-1 General Industrial District: This district is intended to
be an employment area containing industrial uses which are
generally more intensive than those permitted in the I-0 zone.
Bulk plane, setback and landscape standards apply in this
district. Building floor area cannot exceed twice the site area.
Some uses are conditional uses.
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I-2 Heavy Industrial District: This district is intended to
be an employment area containing uses which are generally
more intensive than that permitted in either of the other two
industrial zones. Bulk plane, setback and landscape standards
apply in this district. Building area cannot exceed twice the
site area. Some uses are conditional uses.

Blueprint Denver: An Integrated Land Use and Trans-
portation Plan was adopted in 2002 and places a city-wide
priority on land use, transportation, housing, environmental
sustainability and protection of Denver’s historic legacies.
Blueprint Denver identifies Areas of Stability and Areas of

Picture 8.4 Blueprint Denver

Change throughout the city with the goal of directing new
developments and infill projects toward Areas of Change

in order to preserve Denver’s stable neighborhoods. It also
establishes citywide concept land use and concept street clas-
sifications. Most of the Auraria West Station Area is identified
in Blueprint as an Area of Change. The concept land use
includes campus and entertainment facilities north of Colfax
Avenue, industrial land in the southwest portion of the station
area, and a mixture of residential and retail south of Colfax
Ave. and east of the light rail line.
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Public Process

Community outreach provided was a major component of
the planning process for the Auraria West Station Area. Pub-
lic involvement included focus groups, public workshops and
meetings with individual property owners.

Redevelopment Alternatives

Three alternative designs for the Auraria West Campus Sta-
tion area were reviewed by residents and stakeholders at focus
groups and public workshops between April and May, 2007.
The alternatives were evaluated by the degree to which they
satisfied the indicated plan objectives.

Option B was selected as the preferred alternative and be-
came the basis for the station area plan detailed in this report.
The evaluated alternatives follow.

Picture 11.1 Community evaluation of design alternatives
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Option A
Reflects existing conditions; does not propose any changes to

land uses surrounding the station platform

Option B

Fifth Street is extended north and connects to
Cottonwood St. to the south improving station access
and visibility. The looping road will serve as an armature
for transit-supportive development. Transit supportive
retail/commercial, mixed-income high-density housing
and campus-related uses, including student and faculty
housing are oriented along this spine

The existing parking lots serving the Pepsi Center are
redeveloped with employment/office and student/faculty
housing. Pepsi Center replacement parking is located in
a parking structure adjacent to the arena

The Auraria Campus Master Plan is amended to
better support transit uses adjacent to the station and
provide improved transit access. The primary campus
pedestrian and bicycle access are on Larimer and
Lawrence streets

Additional pedestrian and bicycle connections are
envisioned along 13th Avenue, connecting to the
Decatur and 10th and Osage station areas

Option A

Option B
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Option C

Fifth Street is extended north and south providing
improved station access and visibility. The looping road
will serve as an armature for transit-supportive develop-
ment. Transit-supportive retail/commercial, mixed-
income high-density housing and campus-related uses,
including student and faculty housing are oriented along
this spine.

The existing parking lots serving the Pepsi Center are
redeveloped as Auraria Campus athletic facilities, and
student and faculty housing. Pepsi Center replacement
parking is located in two structures adjacent to the arena

The Auraria Campus Master Plan is amended to better
support transit uses adjacent to the station and provide
improved transit access

The primary campus pedestrian and bicycle access is
from a new Larimer

Street Mall located on axis with the Tivoli
Student Union

The focus for “main-street” retail development is extend
south form the station along Fifth Street to 13th Avenue

Additional pedestrian and bicycle connections are
envisioned along 13th Avenue, connecting to the
Decatur and 10th and Osage station areas

Option C
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Relevant Plans
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Relevant Plans

The Auraria West Station Area Plan builds upon a solid
foundation of existing documents and guiding principles.
This section provides a review of the applicable content of
adopted citywide plans. The Auraria West Station Area
Plan provides specific recommendations for the planning
area that, in case of conflict, supersede general recommen-
dations from existing plans

Comprehensive Plan, 2000

The City Council adopted Denver Comprehensive Plan in
2000. Plan 2000 provides the planning and policy frame-
work for development of Denver’s human and physical en-
vironment. The key subjects of Plan 2000 that relate to this
Station Plan are land use, mobility, legacies, and housing.

®  Land Use: Land use recommendations promote new
investment that accommodates new residents, improves
economic vitality and enhances the city’s aesthetics and
livability. In addition, Plan 2000 supports sustainable
development patterns by promoting walking, biking and
transit use.

®m  Mobility: Plan 2000 emphasizes planning for multiple
modes of transportation — walking, biking, transit and
cars. Key concepts include expanding mobility choices
for commuters and regional cooperation in transit
system planning. Plan 2000 also promotes compact,
mixed-use development in transit rich places (like
station areas).

m  Legacies: Plan 2000 prioritizes planning for park, open
space and recreation systems. Historic building preserva-
tion and respect for traditional patterns of development
in established areas are also key tenets of Plan 2000. To
this end, Plan 2000 places a high value on maintenance
of streets, trails, and parkways that link destinations
within the community. Ensuring that new buildings,
infrastructure and open spaces create attractive, beauti-
ful places is the foundation of the legacies chapter.

®  Housing: Plan 2000 recognizes that access to housing
is a basic need for Denver citizens. Thus, Plan 2000
emphasizes preservation and maintenance of the existing
housing stock and expanding housing options. Provid-
ing a variety of unit types and costs, in addition to
housing development in transit rich places are funda-
mental tenets of Plan 2000. This will ensure a sustain-
able balance of jobs and housing as the city matures.

Blueprint Denver: An Integrated Land Use and

Transportation Plan, 2002

Plan 2000 recommended that the city create a plan to inte-
grate land use and transportation planning. Blueprint Den-
ver is an implementation plan that recognizes this relation-
ship and describes the building blocks and tools necessary to
achieve the vision outlined in Plan 2000.

B Areas of Change and Stability: Blueprint Denver
divides the city into Areas of Change and Areas of
Stability. Over time, all areas of the city will fluctuate
between change and stability. The goal for Areas of
Stability is to identify and maintain the character of
an area while accommodating new development and
redevelopment. The goal for Areas of Change is to
channel growth where it will be beneficial and can best
improve access to jobs, housing and services.

Blueprint Denver describes two types of Areas of Stability:
“Committed Areas” and “Reinvestment Areas.” Committed
areas are stable neighborhoods that may benefit from the
stabilizing effects of small, individual lot infill development
rather than large-scale land assembly and redevelopment.
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Reinvestment areas are neighborhoods with a character that
is desirable to maintain but would benefit from reinvest-
ment and modest infill. This reinvestment, however, is more
limited in comparison to that of Areas of Change.

®  Transportation: The transportation component
of Blueprint Denver provides transportation building
blocks and tools that promote multimodal and
intermodal connections. Elements of connection
include the street system, bus transit system, bicycle
system, and pedestrian system. These components
must work together to realize the guiding principles
of Blueprint Denver.

Transit Oriented Development

Strategic Plan, 2006

The Transit Oriented Development (TOD) Strategic Plan
prioritizes the city’s planning and implementation efforts
related to the transit system and station area development.

®  TOD Defined: The TOD Strategic Plan defines TOD
as development near transit that creates beautiful, vital,

walkable neighborhoods; provides housing, shopping,

and transportation choices; generates lasting value, and
provides access to the region via transit.

m  TOD Typologies: The TOD Strategic Plan establishes
TOD typologies for every transit station in the city.
Typologies establish a framework to distinguish the types
of places linked by the transit system. The typologies
frame expectations about the land use mix and intensity
of development at each of the stations.

B Station Area Planning: While providing an important
planning framework, the TOD Strategic Plan calls
for more detailed station area plans. Such plans offer
specific direction for appropriate development, needed
infrastructure investments and economic development
strategies.

Pedestrian Master Plan, 2004

The Pedestrian Master Plan serves as a framework for
implementation of new city policies that place an empha-
sis on pedestrian mobility in planning. Specifically, the
plan considers safety, accessibility, education, connectivity,
streetscape, land use, and public health as it relates to the
creation of a citywide pedestrian circulation system. Plan
2000 and Blueprint Denver recommended preparation of
this plan. The plan establishes street classifications for the
pedestrian network in order to highlight routes that require
greater emphasis on the pedestrian.

Parks and Recreation Game Plan, 2002
The Game Plan is a master plan for the city’s park, open
space and recreation system. A primary principle is to create

The Transit Oriented Development Strategic Guide and the
Pedestrian Master Plan
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The Strategic Transportation Plan

greener neighborhoods. Game Plan establishes a street tree
and tree canopy goal of 15-18% for the entire city. The plan
also establishes a parkland acreage target of 8-10 acres per
1,000 residents. Tools to accomplish these goals include pro-
moting green streets and parkways, which indicate routes that
require greater emphasis and additions to the landscape.

Strategic Transportation Plan, 2008

Denver Public Works drafted the Strategic Transportation
Plan (STP). The STP is a primary implementation tool for
Blueprint Denver and Plan 2000. The objective of the STP
is to determine needed transportation investments. The STP
process will (1) provide education concerning options for
transportation alternatives; (2) reach consensus on transpor-
tation strategies along transportation corridors through a
collaborative process; and (3) build stakeholder support.

The STP represents a new approach to transportation plan-
ning in Denver. Instead of forecasting future auto travel on
Denver streets, the STP forecasts person-trips to evaluate
the magnitude of transportation impacts caused by all types
of travel. This person-trip data provides the ability to plan

for bikes, pedestrians, transit, and street improvements. The
STP is the first step in identifying the needs for every major
travel corridor in the city. The STP creates concepts for how
to meet transportation needs, including a prioritization of
corridor improvements.

Storm Drainage Master Plan (2005) and Sanitary
Sewer Master Plan (2006)

The Storm Drainage Master Plan and the Sanitary Sewer
Master Plan evaluates adequacy of the existing systems as-
suming the future land uses identified in Blueprint Denver.
The Storm Drainage Master Plan determines the amount
of imperviousness resulting from future land development
and the subsequent runoff. The Sanitary Sewer Master Plan
identifies needed sanitary sewer improvements to respond to
the forecasted development.

Zoning Code Update (in development)

Denver citizens called for reform of the City’s Zoning Code
in the 1989 Comprehensive Plan and again in the Denver
Comprehensive Plan 2000. Blueprint Denver (2002) pro-
vided the vision and initial strategy to begin this effort.

The Denver Bicycle Master Plan and a Zoning Code
Update Newsletter

The framework for the current zoning code was established

in the 1950’s and assumes an automobile oriented land use
development pattern. Further, the complexity of the current
zoning code makes it difficult for property owners to easily
identify what is allowed to be built on a given property. That
complexity can make doing quality development more difficult
and raises the cost of doing business in Denver by requiring
lengthy study of our unique and cumbersome zoning code.
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The updated zoning code will better reflect the vision of
Blueprint Denver by promoting proper development in
“Areas of Change” while enhancing neighborhood character
in “Areas of Stability”.

Denver Union Station Master Plan (2004)

The Denver Union Station Master Plan serves as the
blueprint for redeveloping and preserving Denver’s historic
Union Station and 19.85 acres of surrounding land. Union
Station will be transformed into a transportation hub - serv-
ing the needs of residents, tourists and commuters.

Greenprint Denver (2006)

Greenprint Denver is an effort to fully integrate sustain-
ability as a core value and operating principle in Denver city
government. The Greenprint Denver Action Agenda for
2006 charts the city’s course over the next five. Included in
Greenprint Denver Action Agenda are specific actions that
relate directly to the City’s ambitious station area planning
effort. For example, this plan directs the City to decrease reli-
ance on automobiles through public transit use and access,
and promote transit-oriented development, as well as bike
and pedestrian enhancements, and increase by 20% the new
development located within %2 mile of existing transit sta-
tions by 2011.
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Note: Historically this area was considered one

Denver statistical neighborhood, called Auraria - Lincoln
Park. Many data sources still combine these neighbor-
hoods and report one number for both neighborhoods.
Therefore, some of the data in this plan is reported for
the Auraria neighborhood, some is for the combined
neighborhoods of Auraria and La Alma / Lincoln Park,
and some data is for the station area itself.



