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CITY OF COLORADO SPRINGS, COLORADO 
MIXED-USE ZONING & STEET STANDARDS 

 
EXECUTIVE SUMMARY  

OF THE DIAGNOSIS OF EXISTING CODES & POLICIES 
 

December 2001 
 

I. INTRODUCTION & OVERVIEW 
Colorado Springs retained Clarion Associates, teamed with Zimmer Gunsul Frasca 
Partnership, LSA Associates, and ThermoRetec, to help the city implement the 
Comprehensive Plan’s vision of mixed-use activity centers that are compatible, 
convenient, and attractive.  The team is specifically charged with identifying and making 
changes to the city’s zoning and subdivision codes, as well as to the city’s street 
standards, to encourage and promote the development of mixed uses as the new, 
preferred pattern of development. 
 
The Diagnosis document is a written analysis of the city’s land development codes and 
land development policy documents and manuals.  It identifies:  (1) strengths and 
weaknesses in those documents in light of achieving the Comprehensive Plan’s mixed 
use goals; (2) preliminary recommendations for changes that the city might consider; 
and (3) areas where future study and analysis may be needed. 
 
This Diagnosis is based on: 
q The Clarion team’s review of pertinent documents including the Comprehensive Plan, 

zoning and subdivision codes, staff’s draft of a proposed TND ordinance,1 and 
subdivision policy manuals;  

q Extensive interviews with 44 different stakeholders identified by city staff; and  
q The consultant team’s national experience and research on this issue, including 

fieldwork studying good and bad examples of mixed-use development.   
In addition, this Diagnosis builds on the consultants’ recently completed Character 
Analysis of twelve commercial and employment centers in Colorado Springs, which 
resulted in a derivation of 19 general principles to guide the design and form of future 
mixed-use development in the city. 
 
The Diagnosis shows there is very little in the current zoning and subdivision codes to 
address mixed-use development, and some existing regulations may actually hamstring 
and discourage mixed-use.  Ultimately, a new set of zoning development and design 
standards and guidelines will be needed to guide and manage future mixed-use 

                                            
1 With the approval of the Lowell Center development in 1999, the city recognized the need for 
revisions to the existing Zoning Code to allow and encourage additional traditional neighborhood 
development (“TND”). Accordingly, the planning staff initiated a process to draft an amendment 
to the Zoning Code to create a new zone classification that specifically permits TND projects, with 
specific standards and guidelines. In 2001, the Comprehensive Plan included numerous goals that 
could be met by facilitating TND, and an implementation strategy was included to create a TND 
zoning classification. Developing the new TND zone district is an ongoing project that has 
involved the public and numerous affected city departments.  A draft of a new zoning 
classification is expected to go to the City Planning Commission and Council in early 2002. 



Colorado Springs, Colorado Executive Summary  Mixed Use Zoning & Streets Standards Project 
Clarion í ZGF í LSA í ThermoRetec -2-  December 2001 

development in Colorado Springs. Therefore, it is imperative that the city decides how 
and in what way these new standards and guidelines will be applied.   
 
II. SUMMARY OF MAJOR FINDINGS 
 
Section III of the Diagnosis describes regulatory and policy barriers to mixed-use 
development in Colorado Springs’ adopted land development codes and 
subdivision/public works policy manual.  Discussion is organized into six subject areas, 
as follows: 

1. Land Uses & Zoning Districts. 
2. Intensity of Development. 
3. Building & Development. 
4. Transitions & Context. 
5. Transportation & Circulation. 
6. Procedures for Review. 

 
The following is a summary of the consultant team’s major findings related to each of 
the above six subject areas.  Page numbers are references to the relevant portions of 
the Diagnosis document.) 

 
A. Land Use & Zoning Districts (Pages 10-18) 
 
Ø Although the plain meaning of the zoning text appears to allow a variety of principal 

uses in several of the city’s base zone districts, there are no tailored standards to 
guide development of an integrated mix of uses on a property or to address the 
potential impacts of mixed-use development.  As a result, the Zoning Code’s current 
zone district and use standards make building mixed-use projects under these 
provisions an impossible task without multiple variances and modifications.  Several 
developer interviewees and city staff confirmed this conclusion.   

 
Ø Another impediment to mixing uses under the current zoning rules is that, even 

where allowed, mixing commercial retail or office uses with residential uses usually 
requires discretionary conditional use review.   

 
Ø Zoning Code revisions will need to assure that an actual mix and balance of principal 

uses occurs.  Permitting a wide variety of principal uses in new mixed-use zoning will 
not guarantee that a developer will actually mix two or more of those uses together 
on a single site or in the same building.  There are a number of zoning mechanisms 
the Diagnosis describes to address this problem of balancing uses though zoning, 
including the following: 
§ Housing can be “free”—i.e., not count toward maximum intensity limits.  
§ Require that an overall target balance between housing, retail, and other 

commercial development must be maintained within stipulated ranges. 
§ Require a minimum mix of uses, by percentage.  For example, require a mixed-

use commercial activity center to contain a minimum “x”% of commercial uses, 
and a minimum “y”% devoted to residential, civic, office, or industrial uses. 
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Ø Zoning for future mixed-use centers should permit a wide variety of residential uses 
by right in all centers to ensure a variety of housing choices, both within a center 
and as complementary to existing 
housing choice in surrounding 
neighborhoods. 

 
Ø New mixed-use zoning standards will 

need to address the ability of specific 
uses to mix together to ensure new 
development creates active “24/7” 
centers, where residents, visitors, 
employees, and other users will 
continuously interact and cross paths 
during the day and into the night.  
Commercial uses are not 
interchangeable in this respect; for 
example, daytime user activity will 
suffer in a center dominated by office 
uses, with few retail shopping or 
eating places in the mix. 

 
B. Intensity of Development (Pages 19-22) 
 
Ø The goals of the Comprehensive Plan, 

our Character Analysis of existing 
commercial centers, and our 
combined experiences with mixed-use 
zoning and development, all strongly 
suggest that the intensity of both 
residential and commercial 
development in new, mixed-use 
centers will need to be higher than 
what Colorado Springs is building 
today.  More intense development in 
mixed-use centers is intended to 
ensure maximum efficiencies in land 
consumption, foster significant user 
and resident activity to support the 
mix of uses, and support alternative 
transportation modes such as public 
transit.   

 
Ø Commercial intensity of development is measured using floor area ratio (“FAR”), 

which is the ratio of total commercial floor area to total lot or site (land) area.  FAR 
in many of the city’s newest commercial and employment centers is generally low, 
primarily because of the large amounts of land area devoted to off-street parking. 

 
Ø Increasing commercial intensity while still reasonably accommodating the automobile 

will be challenging.  One method employed by some cities is minimum FAR 

Figure 2—Development intensities in existing 
centers, such as the Cheyenne Mountain 
Center, shown here, need to be intensified to 
achieve the character desired in mixed-use 
centers. 

Figure 1—Mixed-use centers should permit 
residential uses within centers to complement 
adjacent retail and office uses, as in this 
example from Boulder, Colorado. 
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standards.  However, minimum commercial FARs can be difficult to achieve in places 
where land values are not high enough to justify the significant costs of building 
structured parking, and can generate strong resistance from the development 
community.  Therefore, alternative approaches should be considered, including: 
§ Requiring more internal streets in a center, thereby creating more developable 

blocks of land that can be used in the short term for surface parking, and in the 
long term—as land values rise—for more intense development.   

§ Using building height and placement to create mass and intensity at key 
locations within a center, especially along street frontages.  For example, Fort 
Collins in its new commercial mixed-use zone district requires, among other 
things, buildings to contain a minimum of two-stories and to be sited to occupy 
at least 50% of each block side. 

§ Reduce the amount of land area devoted to surface parking areas by: setting 
parking maximums; permitting shared parking; creating incentives for structured 
parking; or reducing the minimum amount of parking required for certain mixes 
of uses (e.g., residential and grocery store uses) or close proximity to transit. 

 
Ø Maximum residential density in the city’s current residential zone districts is probably 

too low to support mixed-use planning goals.  The city should consider implementing 
minimum residential density standards for application in new mixed-use zone 
districts.  Such standards are very typical in mixed-use zoning provisions that we 
have studied. 

 
C. Building & Development (Pages 22-31) 
 
Ø Many of the city’s current zoning development standards, including off-street 

parking, landscaping, and lighting standards, will remain applicable to new mixed-
use development.  However, additions or revisions to some of these standards are 
necessary to encourage mixed-use development and to address the unique 
configuration of mixed-use centers, including: 
§ Shared parking. 
§ Amount of parking provided. 
§ Location of parking areas or structures. 
§ Design of parking areas or structures. 
§ Bicycle parking and facilities. 
§ Landscaping standards & policies. 
§ Exterior lighting standards. 
§ Master signage plans. 

 
Ø In addition, because of their unique 

character and pedestrian orientation, 
mixed-use center development raises the 
need for new types of standards that are 
not found in Colorado Springs’s Zoning 
Code, including but not limited to provision 
of the following: 
§ Public gathering places in a center (e.g., a public plaza or small green space, a 

playground, a natural area, or a performance area). 
§ Build-to lines (zero front setbacks). 

Figure 3—Public gathering spaces are an 
important component of mixed-use 
centers, Shoppes at Broadmoor Bluffs. 
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§ Guide building locations in a center. 
§ Individual building design. 
§ Address potential conflicts in vertical mixed-use developments. 

 
Ø Another important set of regulations and policies that directly affect both built form 

and mixture of land uses is the city’s adopted building and fire codes, and Colorado 
Springs Utilities (“CSU”) policies regarding utility placement, access, and 
maintenance.  A number of potential barriers to vertical mixed uses (especially 
residential mixed with commercial) in the city’s building and safety codes were 
identified during our stakeholder interview. However, further addressing and 
removing potential barriers to mixed-use in the city’s adopted building and fire codes 
will take much more detailed and specialized study than is within the scope of this 
project.   

 
D. Transitions & Context (Pages 32-35) 
 
Ø One of the most important considerations to address is compatibility of new, mixed-

use development with its neighboring land uses.  Compatibility issues and concerns 
range from the prospect for cut-through vehicular traffic in the neighborhoods, to 
the proposed scale and design of buildings that will abut residential homes, to hours 
of operation, noise, illumination of uses, and location of loading and service areas.   

 
Ø Specific “transition” standards and guidelines can assure that new mixed-use 

development acknowledges its existing built and natural environments and provides 
a more thoughtful treatment of its edges.  
The city’s Zoning Code does not include 
generally applicable development 
standards that specify how or to what 
extent proposed development must be 
compatible with its surroundings.  The 
Diagnosis’ recommendations for new 
compatibility and transitions standards 
include: 
§ Give the developer a choice among 

various tools to ensure smooth 
transitions between different types or 
intensities of uses.   

§ Limits on certain uses near residential 
uses, such as bars, restaurants with 
late operating hours, and similar 
establishments. 

§ Residential protection standards that allow the city to place conditions on 
development approval that mitigate potential impacts, including the ability to 
address hours of operation; lighting; additional landscaping beyond the 
minimums required; height restrictions; and siting of potentially noxious services 
such as parking, loading, trash collection, and outdoor vending machines. 

§ For new mixed-use infill development or redevelopment in older and established 
neighborhoods, require contextual building design and siting requirements.  

Figure 4—Smooth transition between 
residential, office, and retail uses, Infill 
project, Boulder, Colorado. 
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These might include guidelines or standards addressing contextual setbacks, 
building materials, building height, building scale, or roof pitch.   

 
E. Transportation & Circulation (Pages 36-46) 
 
Ø The consultant’s analysis of existing centers in Colorado Springs, particularly those 

built since 1980, revealed accommodation first and foremost for persons traveling by 
automobile, with relatively little thought given to accommodation of alternative 
modes, particularly walking.  The Diagnosis’ recommended revisions to the city’s 
street and transportation standards are 
intended primarily to provide greater 
opportunities for pedestrians, bicyclists, 
and transit users in new mixed-use 
center development. 

 
Ø Staff’s draft of a TND ordinance 

represents the city’s first formalized 
attempt to codify transportation and 
circulation standards that more fully 
accommodate multiple modes of 
transportation.  Each of the TND street 
cross sections will probably be 
applicable to one or more of the 
proposed mixed-use activity centers, 
whether as perimeter or internal 
roadway types.  In the next phase of this project, the consultants will recommend a 
specific street hierarchy and a set of cross sections for the five types of mixed-use 
centers.  Recognizing and building upon the amount of staff input and effort already 
invested into the draft TND ordinance, those recommendations will focus primarily 
on better integration of alternative mode design requirements and improved 
intersection treatments. 

 
Ø The Diagnosis also recommends street design elements, signage, and 

monumentation that can inform people when they enter mixed-use centers.  Vehicle 
drivers should be able to recognize the increased presence of pedestrians and 
bicyclists, who in turn perceive the improved accommodation of alternate-mode 
travel and increased personal safety.  General concepts to signal such transitions to 
activity centers include:  
§ Street widths become narrower and travel speeds are reduced. 
§ Medians and islands are more common for pedestrian refuge. 
§ On-street parking is diagonal rather than parallel. 
§ Mid-block and intersection crosswalks are enhanced with respect to paving 

treatments, signal activation, curb cuts, and similar elements. 
§ Sidewalk system is integrated more thoroughly into the activity center movement 

patterns. 
§ Entryway landscaping and signage indicates the boundary of an activity center. 

 

Figure 5—Clear, direct pedestrian 
connections within a mixed-use center; 
Harmony and College, Fort Collins, Colorado. 
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F. Procedures for Review of Mixed-Use Development (Pages 46-48) 
 
Ø Today, if a developer in Colorado Springs wants to build a mixed-use development 

like Lowell Center or Spring Creek, his only procedural recourse is a long, negotiated, 
and public rezoning process.  For most investors, the time taken to gain necessary 
approvals is critically important, and a cumbersome review process that threatens 
delay is a good reason to look elsewhere.  Thus, it is imperative that the review 
procedures work to make mixed-use development as much of a “by-right” 
development option, as possible.   

 
Ø Accordingly, the Diagnosis lists the following recommendations to streamline review 

of applications for mixed-use development, and make review of mixed-uses on par 
with review of single-use development: 
§ Strongly consider alternatives to voluntary rezoning as the only vehicle for 

mixed-use development.   
§ To the maximum extent possible, allow mixed-use development as permitted 

uses, rather than as conditional uses, with quality standards to ensure 
compatibility.   

§ Since conventional commercial development is subject only to administrative 
development plan review in most cases, mixed-use development should similarly 
be subject only to administrative review of a development plan prior to building 
permit issuance.   

§ Since staff may refer a conventional development plan to the Planning 
Commission for consideration at a public hearing, this same referral option 
should apply to applications for a mixed-use development plan. 

 
Ø A streamlined review process does not mean sacrificing quality design and controls 

on new mixed-use development.  It does mean that whatever development and 
design standards are adopted should be clear and concise to lend as much certainty 
to the process as possible and to protect existing residential neighborhoods.  It may 
also mean the thoughtful use of incentives such as density bonuses to make mixed-
use a more appealing option.   

 
III. ALTERNATIVE ZONING APPROACHES TO APPLYING NEW MIXED-USE STANDARDS & 

GUIDELINES  
 
The Diagnosis shows there is very little in the current zoning and subdivision codes to 
address mixed-use development, and some existing regulations may actually hamstring 
and discourage mixed-use.  Ultimately, a new set of zoning development and design 
standards and guidelines will be needed to guide and manage future mixed-use 
development in Colorado Springs. Therefore, it is imperative that the city decide how 
and in what way these new standards and guidelines will be applied.   
 
The Diagnosis discusses the following alternative approaches to applying new mixed-use 
standards and guidelines, including each approach’s advantages and disadvantages: 
 
1. Create new zone districts to facilitate development of mixed-use centers as 

defined in the Comprehensive Plan. 
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2. Add new uses in existing zone districts to encourage mixed-use development. 
 
3. Create new “activity center” development standards. 
 
4. Create new development standards for all new non-residential development. 
 
5. Create regulatory incentives for mixed use. 
 
IV. STAFF/CONSULTANT RECOMMENDATION:  A BLEND OF APPROACHES 
 
The alternative zoning approaches to implementing mixed-use regulations described in 
the Diagnosis are not mutually exclusive.  In fact, overall success in achieving mixed-use 
planning goals typically depends on a mix of several of these approaches.  City planning 
staff and consulting team, having deliberated the advantages and disadvantages of a 
more prescriptive versus more enabling system, as well as the advantages and 
disadvantages of the various zoning approaches discussed above, recommend to the 
City Council the following blend of approaches: 
 

STAFF/CONSULTANT RECOMMENDATION 
q Five New Zone Districts 
Ø Create no more than 5 new base zone districts aligning with the different 

types of activity centers described in the Comprehensive Plan. 
 
Ø In most circumstances, for all new rezoning requests to create commercial or 

employment development, the city’s recommendation will be one of these 
new zone districts. 

 
Ø Districts will include development and design standards tailored to the type 

and scale of the activity center, and address mix of uses allowed, intensity of 
development, building and development, transportation and circulation, and 
context and transitions. 

 
Ø Districts will include a subset of specially tailored standards applicable to infill 

and redevelopment in the older, established parts of the city. 
 

q New Development Standards & Guidelines Applicable to All Non-
Residential Development. 
Ø New standards would be applicable to mixed-use zone districts and to all 

non-residential development in the city’s existing non-residential base zone 
districts, including the PBC zone district. 

 
Ø Standards and guidelines would address, among other things, 

pedestrian/vehicle connections, internal (on-site) circulation systems, 
transitions and compatibility between adjacent uses, and provision of 
community amenities. 

 
Ø Standards would specifically enable and facilitate mixed-use development, 

including residential and commercial mixed-use projects where current 
zoning now allows it either as a permitted or conditional use. 
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STAFF/CONSULTANT RECOMMENDATION 
q Regulatory Incentives. 
Ø The city should consider the full range of regulatory incentives discussed in 

this Diagnosis document, such as bonus densities, more opportunities for 
administrative relief, reductions in certain standards, and reduced application 
fees. 

 
V. MAJOR ISSUES FOR DISCUSSION 
 
At the December 10th work session, the Clarion team will present a brief summary of the 
Character Analysis and the Diagnosis, the two critical documents that complete the 
analysis and diagnosis stage of this project.  The bulk of the discussion on December 
10th, however, will focus on the following three major issues.  The consultants and staff 
believe it is important to have the City Council’s direction on these issues before the 
team invests considerable effort and resources in the upcoming outlining and drafting 
stages. 
 
A. Issue #1:  Choices Along the Prescriptive/Enabling Continuum 
 
The Comprehensive Plan states a clear preference for new mixed-use centers versus 
single-use developments in the future.  As shown in the Diagnosis, under current land 
development rules, the city is not getting mixed use as the prevalent development form.  
Thus, an important threshold issue is whether the new rules for mixed-use development 
should be prescriptive, or enabling, or some combination in between.  It may be helpful 
to think of this as choosing a point along a continuum, with a purely prescriptive system 
—in which the mixed-use standards are mandatory—on one end, and a purely enabling 
system—where mixed use is just an option—on the other end.  Colorado Springs will 
need to weigh the advantages and disadvantages of the various choices, and pinpoint 
the balance that reflects its own unique frame of reference. 
 

1. Prescriptive Systems—Advantages & Disadvantages 
 
In a prescriptive system, developers must comply with applicable mixed-use zone district 
regulations or specific development standards that might require, for example, a mixing 
of uses, better pedestrian connections within a center and to surrounding uses, 
incorporation of new types of streets, or specific approaches to ground-floor building 
design.   
 
The advantages of a prescriptive approach to implementing new mixed-use regulations 
include the following: 
 
• A prescriptive system will more likely result in mixed-use centers as the prevalent 

form of new development in the city. 
• A prescriptive approach implements the intent of the Comprehensive Plan, with 

resulting benefits that include reduced vehicle trips and traffic congestion; improved 
pedestrian, bike, and transit travel choices for residents; and alternative housing 
choices. 

• A prescriptive approach builds certainty into the Zoning Code, especially if 
implemented through a streamlined review process.  Developers know ahead of time 
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that mixed-use development will be required in the specified circumstances and that 
approvals will likely take a fairly predictable amount of time, and can therefore 
undertake their business planning accordingly. 

 
The disadvantages of a prescriptive approach to implementing new mixed-use 
regulations include the following: 
 
• A prescriptive approach will likely arouse more opposition from the real estate 

development community, although well-tailored incentives may help take the sting 
out of such an approach. 

• A prescriptive approach may push some development into unincorporated El Paso 
County. 

• A prescriptive approach may be less flexible in terms of responding to immediate 
market demand at an individual site. 

 
2. Enabling Systems—Advantages & Disadvantages 

 
In an enabling system, the choice to rezone or to develop mixed uses is left to the 
developer, and is not forced under any zoning prescription.  However, typically even in 
an enabling scenario, once the choice is made, the developer must still comply with any 
development and design standards applicable to mixed-use development.   
 
The advantages of an enabling approach to implementing new mixed-use regulations 
include the following: 
 
• An enabling approach is familiar, and will likely have more support from the real 

estate development community. 
• While probably not as effective in implementing the Comprehensive Plan and 

promoting a new pattern of development as a prescriptive approach, an enabling 
approach may still be more effective than the current “laissez-faire” approach.  An 
enabling approach’s effectiveness may be increased if incentives are layered on to 
encourage mixed use, and the playing field that now favors single-use developments 
is leveled even more.  For example, the city could level the playing field by making 
conventional development subject to minimum standards in the areas of 
pedestrian/bike connections, provision of community amenities, and better 
transitions to adjoining uses. 

 
The disadvantages of an enabling approach to implementing new mixed-use regulations 
include the following: 
 
• An enabling approach is much less likely to make mixed-use development the 

prevalent form of future development in the city. 
• If the playing field is not leveled (see above), conventional development will remain 

the easier and more popular choice. 
• Our collective experiences across the country show that a more enabling approach 

generally is less successful in achieving mixed-use planning goals than a prescriptive 
approach. 
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3. Middle Ground 
 
The staff’s and consultant’s recommended approach (described in Section IV above) falls 
close to the middle of this “prescriptive/enabling continuum” and strikes a balance that 
should ease the way for mixed-use development to occur in Colorado Springs on a more 
even basis with conventional single-purpose development.  We believe that this 
recommended approach adequately fills the gaps in the city’s zoning and subdivision 
codes and will create significant opportunities for fulfillment of the Comprehensive Plan’s 
mixed-use goals and policies. 
 
B. Issue #2:  Direction on New Streets Standards 
 
In order to facilitate multiple modes of transportation access to new mixed-use centers, 
the Diagnosis recommends some significant changes in current city transportation and 
utility policies, including but not limited to:   

Ø More narrow street widths. 
Ø Wider and detached sidewalks. 
Ø Emphasis on a finer-grained internal street system that distributes traffic flow 

along a more diverse and hierarchical street system, instead of concentrating 
local traffic at a few major intersections.  

Ø Enabling shared parking to more efficiently employ space dedicated for that 
purpose by reducing redundant facilities.  

Ø Alternative street intersection treatments to facilitate pedestrian and bicyclist 
movements. 

Ø Alternatives to the city’s standard approach to traffic impact analysis and 
mitigation. 

Ø Revisions to policies governing the placement of and access to utilities in 
public streets. 

 
These recommendations are based on the consultant team’s national experience in 
regulating, designing, and building these transportation improvements, and on our 
research, observation, planning, and design of mixed-use developments.  Thus, the 
consultant team believes it is important to have the endorsement and direction of the 
City Council on the team’s investment of effort and resources in researching and drafting 
such new mixed-use street and transportation standards. 
 
C. Issue #3:  Direction on Use of Regulatory Incentives 
 
Regulatory incentives are intended to encourage development of mixed-use centers 
consistent with Comprehensive Plan’s vision.  Regulatory incentives can be layered on 
top of either a prescriptive or enabling system of mixed-use zoning and development 
standards.  Incentives, or “extras” such as increased density or a wider range of 
permitted uses, can help take the sting out of a prescriptive system.  Alternately, in a 
purely enabling system, incentives can help encourage mixed-use development by 
providing “extras” that make it an attractive alternative to conventional single-use 
development. 
 
The Diagnosis includes a fairly comprehensive list of regulatory incentives for the city’s 
consideration, and discusses some of the advantages and disadvantages of this tool.  
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Assuming regulatory incentives are part of the preferred approach to implementing 
mixed-use planning goals, the consultant team is interested in whether there are specific 
types of regulatory incentives that the City Council prefers not to employ. 
 
Accordingly, a summary of the Diagnosis’ list of regulatory incentives follows for the City 
Council’s review and direction: 
 
Ø Incentives to encourage multiple landowners to coordinate their planning and 

development efforts to create well-designed activity centers.  For example, in areas 
designated as activity centers in the Comprehensive Plan, landowners could be 
allowed a relatively greater range of permitted uses and greater development 
densities/intensities if some minimum percentage of the owners get together and 
agree upon a master plan for the center, which becomes the basis and application 
for subsequent rezoning or development requests. 

 
Ø Broader staff authority to grant administrative (staff-approved) relief from 

development standards.  The current “Administrative Relief” provisions in the Zoning 
Code allow the Planning Manager to grant a 5% reduction in lot area, setbacks, and 
lot width; and a 5% increase in lot coverage and building height.  For mixed-use 
developments, the range of permitted relief might be increased to 10% or even 
greater. 

 
Ø Residential floor area in a mixed-use project might be excluded from maximum FAR 

or lot coverage requirements, thus giving a free development “bonus.”  Other 
standards, such as setbacks and parking, would still apply. 

 
Ø Reductions in certain standards that reflect less demand in mixed-use projects, such 

as off-street parking and public parks/open space.  For example, reduced parking 
requirements may be based on some form of a transit accessibility index in transit 
areas, which reflect decreased auto use.  In Louisville, Kentucky, which is also trying 
to encourage mixed-use development in its established and developing 
neighborhoods, the city may waive up to 25% of the required off-street parking for 
such developments. 

 
Ø Allow mixed-use developments the ability to “opt-out” of otherwise generally 

applicable development or design standards by providing alternative compliance that 
achieves the same goals.  For example, in Fort Collins’ land development code, the 
city allows alternative compliance with landscaping, environmental protection, and 
other development standards if an applicant can demonstrate that its alternative 
plan accomplishes the purposes of the standard equally well or better than a plan 
that complies with the standard. 

 
Ø Reductions in zoning and subdivision application processing fees for mixed-use 

projects. 
 
Ø Public contribution to required street or streetscape improvements. 
 
Ø Streamlining or expedition of approval procedures, where possible given existing 

staffing resources. 
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Ø Earlier or longer vesting of property rights connected with an approved plat or plan 
for a mixed-use development.  

 
Ø A greater number and variety of uses allowed in a mixed-use overlay zone versus in 

a base zone district. 
 
Ø Bonus density or floor area for the provision of amenities that provide a public 

benefit and implement the Comprehensive Plan, such as bonuses for: 
§ Including residential uses in a MU development. 
§ Improvements to the streetscape or rights-of-way in older, established areas 

(e.g., add and/or widen sidewalks, landscaping, traffic calming, etc).  
§ Provision of pedestrian-friendly amenities at street level, such as awnings, 

outdoor seating areas, public open spaces/plazas. 
 

Ø Reduction in off-site transportation improvements, based on the fewer vehicle trips 
generated by a MU development. 
§ Alternately, a pay-as-you-go approach to improvements versus payment due all 

up-front. 
 
VI. NEXT STEPS 
 
The next steps after the Diagnosis will be to draft a detailed, annotated outline of 
proposed zoning, subdivision, and street standards changes, after which the consultant 
team will draft new and revised standards and guidelines consistent with the city’s final 
directions. 


