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1. INTRODUCTION
Denver’s Neighborhood Planning Initiative is a 
long-term commitment to ensure every corner of 
the city can enjoy the benefits of an area plan. 
Since its launch in 2017, residents, neighborhood 
groups, and community leaders have been working 
alongside the city’s neighborhood planning team to 
create a vision and plan for their areas.

The Near Southeast Planning Area is made up of 
the neighborhoods of Washington Virginia Vale, 
Virginia Village, Indian Creek, Goldsmith and 
University Hills North. This Character Analysis 
document is a component of the background 
analysis that will serve as a resource for the 
planning process.

Purpose of this Document
This Character Analysis document documents the 
key physical design characteristics of the Near 
Southeast Near Southeast. The findings presented 
in this document are intended to serve as an 
informative guide about the look and feel of the 
area. It looks at neighborhood-wide, site-specific 
and architectural characteristics of development 
in the Near Southeast. This material is intended to 
serve as a resource to residents and stakeholders 
as a vision is crafted for the Near Southeast.   

References
This document is a stand-alone analysis, but is 
a sub-component of the broader Near Southeast 
planning work. See the following for additional 
information on the Near Southeast planning effort.

PROJECT WEBSITE
www.denvergov.org/nearsoutheastplan

DENVER ZONING CODE
https://www.denvergov.org/Government/
Agencies-Departments-Offices/
Community-Planning-and-Development/
Denver-Zoning-Code
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Document Content
This document includes the following sections:

CHARACTER OVERVIEW
This section provides an overview of the character 
of the Near Southeast. It is intended to present the 
key physical characteristics of development within 
the Near Southeast in a concise manner.

CHARACTER ANALYSIS
This section presents more detailed analysis to 
supplement the Character Overview described 
above. It presents quantitative and qualitative 
details for a series of Character Typologies 
observed in the Near Southeast. Findings in this 
section can help identify specific characteristics 
that the community may want to retain, replicate, 
or change/enhance in their neighborhoods.

ZONING ANALYSIS
This presents an analysis and comparison of the 
development found on the ground today in the 
Near Southeast to what is legally allowed under 
the current Denver Zoning Code. Findings in this 
section can help identify potential changes to 
the zoning code and/or map to retain or enhance 
specific characteristics identified in the Character 
Analysis and desired by the community. 

2 | Pattern Book Near Southeast



Pattern Book | 3Near Southeast

2. CHARACTER OVERVIEW
This section provides an overview of the character 
of the Near Southeast. It is intended to present 
the key physical characteristics of development 
within the Near Southeast in a concise manner. 
The section is organized by the following three 
typologies:

 » Low Residential Typology. Primarily made 
up of single- and two-unit homes, which 
encompass majority of the land area in the 
Near Southeast. 

 » Multi-Unit Typology. Includes a wide range of 
residential development where three or more 
homes are grouped together on a single 
property. 

 » Commercial-Mixed Use Typology. Includes a 
wide range of non-residential development.
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Low Residential Typologies
The Low Residential Typology is primarily 
made up of single- and two-unit homes, which 
encompass a majority of the land area in 
the Near Southeast. The character of these 
areas varies and is largely influenced by their 
neighborhood, site, and building characteristics. 
This includes the general pattern and size of 
neighborhood streets and blocks, configuration 
of lots, and the design and placement of homes 
on each lot. The consistency (or lack thereof) 
of these physical characteristics is what makes 
up the character of these neighborhoods. This 
section roughly maps and defines a series 
of sub-typologies that are seen in the Near 
Southeast today. 
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LARGE LOT HOMES
 » Description. This sub-typology consists of 

large homes sited on large lots. Many homes 
within this sub-typology have large driveways 
with front-loaded, two-car garages. Homes 
also have a greater front setback compared 
to other low residential sub-typologies. Blocks 
are laid out in a curvilinear pattern and have 
limited access and connections to adjacent 
residential neighborhoods.   

 » Location. This sub-typology is scattered 
throughout the Near Southeast but are 
generally located along eastern edge of the 
Near Southeast boundary.
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CUL-DE-SACS AND PARKING DOMINANT 
 » Description. This sub-typology is primarily 

characterized by its street pattern and visual 
prominence of attached parking. The street 
pattern consists of “loops and lollipops” which 
are made up of curvilinear and dead-end 
streets. Homes include street-facing, attached, 
two-car garages, which make up at least 50% 
of the front facade. It includes both single-unit 
and two-unit homes and are generally newer 
than most homes in the Near Southeast 
with construction dates ranging between 
1980-2000. Whereas most homes in other 
low residential typologies are primarily 1-story 
in height, these homes range between 1 to 2 
stories.

 » Locations. This sub-typology is mostly located 
in Indian Creek and Goldsmith but is also 
observed in smaller areas throughout Virginia 
Village. 
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TRADITIONAL GRID, INCONSISTENT 
 » Description. This sub-typology is primarily 

characterized by its traditional grid and 
inconsistent site and building characteristics. 
This inconsistency stems from the eclectic 
mix of homes that have been constructed 
throughout the 20th century.  Everything 
from garage orientation/parking access to 
building form, lot width, scale and design vary 
significantly along a single block face.

 » Locations. This sub-typology is mostly located 
north in the Near Southeast in Washington 
Virginia Vale.
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TRADITIONAL GRID, CONSISTENT 
 » Description. This sub-typology is primarily 

characterized by its traditional grid and 
consistent site and building characteristics. 
They often include detached garages located 
in the rear with access through the alley or side 
drive. Homes are generally older and smaller, 
having been developed in early-and mid-20th 
century and are sited on smaller lots.

 » Locations. This sub-typology is mostly located 
along the western edge of the Near Southeast 
as well as further north along Alameda Avenue. 
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INCONSISTENT SITE & BUILDING DESIGN
 » Description. This sub-typology consists 

of different architectural styles, such as 
mid-century modern and minimal traditional 
architecture, resulting in inconsistent site 
and building design characteristics. While 
wood siding is the primary building material 
for these homes, the size of the homes, siting 
of parking, and roof forms vary within these 
areas. Blocks are laid out in a curvilinear 
pattern and differ in size.

 » Locations. This sub-typology is centrally 
located in the Near Southeast further north in 
Virginia Village. 
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MINIMAL TRADITIONAL, MIX 
 » Description. This sub-typology consists of 

homes with a minimal traditional architectural 
style with varied building characteristics, 
including building materials and roof forms. 
Homes have been constructed with either a 
mix of brick and wood, all wood, or all brick. 
Blocks are often laid out in a curvilinear 
pattern and the length of these blocks differ by 
geography with longer block faces located in 
the Washington Virginia Vale neighborhood and 
smaller blocks in Virgina Village and University 
Hills.

 » Locations. This sub-typology is the most 
frequently observed typology in the Near 
Southeast and interspersed throughout.     
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MINIMAL TRADITIONAL, CONSISTENT 
BUILDING DESIGN 

 » Description.  This sub-typology consists of 
homes with a minimal traditional architectural 
style with consistent building characteristics 
which include brick as the primary material, 
cross-gabled roofs, and “breaks” in the wall 
plane along the front facade that help frame 
the main entrances. These homes are sited 
along smaller blocks that follow a similar, but 
less exaggerated, curvilinear street pattern 
that is common throughout the neighborhood. 
It also includes a remnant of the past with 
older farm homes from the early 20th century.

 » Locations. This sub-typology is centrally 
located in Virginia Village.
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MID-CENTURY MODERN DOMINANT
 » Description. This sub-typology is primarily 

characterized by the strong presence of 
mid-century modern homes, which have unique 
building characteristics including low-slope 
roofs, entries that are recessed along the 
front facade or set further back, attached car 
ports, use of masonry, and blank front facades 
with vertical slot windows. Some blocks also 
include homes that have deviated away from a 
traditional, parallel orientation to the street and 
instead have frontages that sit at an angle.  

 » Locations. This sub-typology is largely observed 
in Krisana Park in Virgina Village but also exists 
throughout different parts of this neighborhood, 
including to the south along Holly Street and 
other smaller areas of Virgina Village. 



Multi-Unit Typologies
The Multi-unit Typology includes a wide range 
of residential development where three or more 
homes are grouped together on a single property. 
The character of development in this typology 
varies significantly by location and from property 
to property. The character of this development 
and its impact on the public street are largely 
influenced by the degree to which buildings and 
sites are integrated (or not integrated) with the 
adjacent development. This section roughly maps 
and defines a series of sub-typologies that are 
seen in the Near Southeast today. 
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TOWNHOME VILLAGES
 » Description. This sub-typology generally 

consists of many 2-3 story, small footprint 
residential buildings configured around 
internal green spaces, private drives and 
surface parking. The typology is internally 
focused, however in some cases the 
townhome buildings are designed and 
configured to engage adjacent public streets. 
This sub-typology is not well integrated 
with the surrounding neighborhood. 
Infrequent vehicle connections provide direct 
connections between the public street and a 
site’s interior, but on-site pedestrian paths, 
green spaces and common amenities are 
typically confined to the interior of a property 
away from street frontages.

 » Street Edge Character. This sub-typology 
presents a variety of street edge conditions 
which greatly impact the experience of 
those passing by on public rights-of-way. 
Landscaping is typically provided alongside 
other elements such as:

 ○ Fences and walls
 ○ Front facades and entries
 ○ Open landscape and building walls
 ○ Parking

 » Locations. This sub-typology is most 
prevalent in the eastern portions of the 
Near Southeast along Monaco Parkway and 
Quebec Way, but also exists sporadically 
elsewhere.
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APARTMENT COMPLEXES
 » Description. This sub-typology generally 

consists of 2-3 story, medium footprint 
residential buildings configured around 
internal green spaces and large surface 
parking areas. The typology is typically 
internally focused, however in some cases 
apartment buildings are placed to orient 
toward public streets. In contrast to the 
Townhome Village typology, entrances 
are typically less prevalent since they 
are provided off of internal breezeways 
and pathways. The typical configuration 
includes three or more apartment buildings 
surrounding an internal common green 
space(s) surrounded by substantial 
surface parking areas. This sub-typology 
is not well integrated with the surrounding 
neighborhood. Infrequent vehicle connections 
provide direct connections between the 
public street and a site’s interior, but on-site 
pedestrian paths, green spaces and common 
amenities are typically confined to the interior 
of a property away from street frontages.

 » Street Edge Character. This sub-typology 
presents a variety of street edge conditions 
which greatly impact the experience of those 
passing by on public rights-of-way. The area 
between the building and the street ranges 
significantly including:

 ○ Open landscape
 ○ Landscape and parking
 ○ Fences or walls combined with above

 » Locations. This sub-typology is prominent 
throughout the Near Southeast and is 
commonly located in close proximity to 
prominent corridors like Colorado Boulevard, 
Evans Avenue, Leetsdale Drive and Monaco 
Parkway.
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TOWER COMMUNITIES
 » Description. This sub-typology consists of 

medium to large properties containing one 
or more mid- to high-rise “tower” buildings 
(6-12 stories). Large footprint buildings 
are typically spaced significantly from one 
another by large internal green spaces and 
surface parking areas. Towers are typically 
placed further to the interior of the site away 
from the street, which presents an open 
character as perceived from the street. This 
sub-typology presents a moderate degree 
of physical integration with the surrounding 
neighborhood. While vehicular access to the 
property is private and typically consolidated 
to a few locations, interior pedestrian paths 
and greenspaces are easily visible from and 
connected to surrounding public streets. 
There are a few examples of this sub-typology 
in the Near Southeast that contain little to no 
landscaping.

 » Street Edge Character. This sub-typology 
may present a range of conditions at the 
street edge, which sometimes vary within 
a single property. The area along the street 
edge and setback area ranges somewhat, 
including:

 ○ Open landscaped areas
 ○ Surface parking areas
 ○ Closely sited tower buildings
 ○ Vertical elements combined with above 

 » Locations. This sub-typology is less frequently 
observed in the Near Southeast than other 
typologies. It occurs sporadically throughout 
the Near Southeast, usually not far from 
major corridors like Evans Avenue, Colorado 
Boulevard and Leetsdale Drive.
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INTEGRATED BUILDINGS
 » Description. This sub-typology typically 

consists of small and medium sized 
properties with 1-3 story, small footprint 
buildings with small surface parking areas. 
Development in this sub-typology integrates 
directly with the surrounding neighborhood 
and street grid with very little or no internal 
components. Buildings are typically sited 
relatively close to and oriented toward the 
street. Entries, porches, and other similar 
features are prominent to the passersby 
on the adjacent right-of-way, and direct 
pedestrian paths connect building entries 
to the public sidewalk. This sub-typology 
presents a high degree of integration with 
the surrounding neighborhood through 
connectivity features, building siting and 
orientation, and the presence of visible 
entries.

 » Street Edge Character. This sub-typology 
presents a fairly consistent street edge 
character consisting of open yards and 
landscaped areas between the street and 
a building. Buildings are also impactful on 
street edge character since they are located 
close to the right-of-way. In some cases, small 
pods of surface parking are present and 
impact the edge character.

 » Locations. This sub-typology exists 
sporadically throughout the Near Southeast 
with the heaviest concentrations near the 
western boundary. This sub-typology is 
usually found on traditional, gridded blocks 
with alleys. 
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COMPACT INFILL
 » Description. This sub-typology typically 

consists of medium sized properties with 
4-6 story, medium footprint buildings with 
integrated, structured parking. Structured 
parking allows for a greater concentration 
of units and buildings that occupy a greater 
percentage of a site’s area. Individual units 
are typically served by internal hallways with a 
few primary entries into the building provided 
from the street. Buildings are typically built 
to the back of the sidewalk, which creates a 
sense of enclosure to the public right-of-way. 
Windows and ground level terraces are often 
present along the street, providing visual 
interest and activation. This sub-typology 
presents a moderate degree of integration 
with the surrounding neighborhood through 
building siting and orientation, windows 
and balconies that engage the street and 
intermittent presence of resident entries.

 » Street Edge Character. This sub-typology 
presents a very consistent building edge at 
the back of the sidewalk. Limited landscaping 
is provided and buildings are very close 
to the street, which results in an urban, 
downtown-like street edge character. Small 
areas of relief to the building edge are 
sometimes provided for vehicle access, small 
open spaces or from variations in the building 
wall.

 » Locations. This sub-typology occurs the least 
within the Near Southeast. It is observed 
along Colorado Boulevard south of Interstate 
25 and also observed along Leetsdale 
Drive at South Holly Street (currently under 
construction as of August 2021).
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Commercial-Mixed Use Typologies
The Commercial-Mixed Use Typology includes a 
wide range of non-residential development. The 
character of that development varies significantly 
by location and is largely influenced by the 
transportation infrastructure that serves it. This 
section roughly maps and defines a series of 
sub-typologies that are seen in the Near Southeast 
today. 
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SMALL SCALE COMMERCIAL
 » Description. This sub-typology consists of 

small footprint (typically 2,000-10,000 sf), 
1-3 story buildings placed on small lots 
along commercial corridors. An eclectic 
mix of architectural styles and materials 
are observed. Buildings in this sub-typology 
typically house a single tenant and are 
oriented toward commercial corridors 
like Evans Avenue, Leetsdale Drive and 
Colorado Boulevard. This sub-typology is also 
sometimes located just off these primary 
corridors, providing a transition between 
the commercial corridor properties and the 
residential areas beyond.

 » Street Edge Character. These buildings 
are typically sited relatively close to the 
street, which impacts the character of the 
street edge where they occur. Minimal or no 
parking is provided between the street and 
building. In some cases limited landscaping 
is integrated, which slightly softens the street 
edge.

 » Locations. This sub-typology is located 
sporadically along Colorado Boulevard, 
Leetsdale Drive and Evans Avenue. It is also 
observed on small parcels just off of these 
primary corridors fronting side streets. 
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MEDIUM SCALE COMMERCIAL
 » Description. This sub-typology consists 

primarily of single story buildings with 
moderately sized footprints (typically 8,000-
18,000 sf) placed on moderately sized lots 
along commercial corridors. Buildings are 
typically designed as strip commercial centers 
with simple rectangular buildings and little 
ornamentation. There are typically one or two 
buildings on a lot. Buildings typically house 
multiple tenants and are oriented toward 
commercial corridors. These buildings are 
typically set back from the street behind a 
modest amount surface parking. Medium 
sized single tenant buildings with medium 
sized sites with larger parking areas are also 
included in this sub-typology.

 » Street Edge Character. Street edge character 
consists of surface parking along the street 
edge, which in some cases is separated from 
the sidewalk with limited landscaping. 

 » Locations. This sub-typology is heavily 
observed along Colorado Boulevard, Leetsdale 
Drive and Evans Avenue.
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LARGE SCALE COMMERCIAL
 » Description. This sub-typology consists 

of single story buildings with large- sized 
footprints (typically greater than 25,000 
sf) placed on large lots along commercial 
corridors. This sub-typology is observed on 
deeper lots with large parking areas. Each 
building houses multiple tenants and is 
oriented toward commercial corridors. These 
multi-tenant buildings generally orient toward 
the street and provide individual entries, but 
individual tenant spaces range from small to 
very large for a tenant anchor (like a grocery 
store). In some cases, small “liner buildings” 
are placed close to the street and integrated 
with the parking areas. Fast food, drive 
throughs, and banks are examples of uses that 
may occur in a liner building. A few institutional 
uses also occur in this sub-typology.

 » Street Edge Character. Street edge character 
consists of surface parking along the street 
edge, which is usually separated from the 
sidewalk with limited landscaping. On Leetsdale 
Drive, this sub-typology is uniquely expressed 
because of grade changes that occur. In these 
cases the edge character may be defined by 
prominent retaining walls, which in some cases 
contained integrated access to the parking area 
and primary tenants.

 » Locations. This sub-typology is observed along 
Colorado Boulevard, Leetsdale Drive and Evans 
Avenue.
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REGIONAL OFFICE/COMMERCIAL
 » Description. This sub-typology consists of 

multi-story buildings with large footprints 
placed on large lots. Taller buildings (7 to 20 
stories) are typically grouped and served by 
shared parking structures. Development in 
this sub-typology is not well integrated with 
the surrounding neighborhood. Buildings are 
commonly sited to focus on internal common 
open space and private drives. Building 
design varies depending on the use. Grand 
single entry points provide shared access 
for large structures containing offices, while 
integrated retail spaces appear smaller and 
served by individual entries.

 » Street Edge Character. Buildings in this 
sub-typology are typically sited to orient 
to and engage private internal streets. 
The resulting street edge character on 
public streets is typically broad swaths of 
landscaped areas, backsides of buildings or 
surface parking. 

 » Locations. This sub-typology occurs 
infrequently in the Near Southeast. It is 
focused around the Colorado Boulevard 
intersection with Interstate 25 and the 
Colorado Station light rail station.
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INDUSTRIAL DISTRICT
 » Description. This sub-typology consists 

of single story, medium to large footprint 
buildings designed to accommodate light 
manufacturing, distribution, research and 
development, self storage, utility yards/
substations and other commercial activities.  
Sites are typically surrounded by service 
areas, storage and surface parking. These 
developments are utilitarian in design, 
responding primarily to functional needs for 
these commercial activities. Loading areas, 
docks and storage areas are common. Sites 
are often secured at the perimeter with 
fencing and not inviting to the general public. 

 » Street Edge Character. Street edge character 
is highly variable in this sub-typology. Surface 
parking, security fencing, outdoor storage and 
landscaping could all be dominant in defining 
the street edge from property to property. 
This inconsistent pattern in part defines the 
character of this sub-typology.

 » Locations. This sub-typology is infrequently 
observed in the Near Southeast. It is mostly 
concentrated to the south and north of Evans 
Avenue and in a distinct district bound by 
East Cherry Creek Drive, Quebec Street and 
the city boundary.
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Mixed Use Corridors
The character of each of the key commercial 
corridors in the Near Southeast has an 
experiential impact that transcends the 
typologies discussed above. This section includes 
key character-defining features of each corridor.
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LEETSDALE DRIVE
The topography along this corridor has the 
greatest impact on its character. Properties on 
the north and south side of this street slope 
upward and downward respectively. This results 
in buildings often being significantly higher or 
lower than the elevation of the street/sidewalk. 
On some lots parking areas adjacent to the 
right-of-way are grade separated with retaining 
walls. The diagonal configuration of this street 
also results in odd shaped lots, which can result 
in inconsistencies in building orientation from 
property to property. Majority of the corridor 
includes narrow sidewalks and excludes bike 
lanes.  
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EVANS AVENUE
The narrow width of Evans Avenue differentiates 
it from the other commercial corridors in the 
neighborhood. This narrow feel is further 
reinforced by relatively narrow sidewalks 
immediately adjacent to the street with little 
landscaping. Some buildings are sited very close 
to the street creating a sense of enclosure to 
the street that is less evident on other corridors. 
Majority of the corridor includes narrow sidewalks 
and excludes bike lanes.  

Pattern Book | 27Near Southeast



SOUTH COLORADO BOULEVARD
The character of Colorado Boulevard is largely 
defined by the width of the street. With three lanes 
in each direction and intermittent center turn lanes/
medians, their width of the right-of-way creates very 
wide, open feel for someone traveling on the street. 
Majority of the corridor includes narrow sidewalks 
and excludes bike lanes. 
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3. CHARACTER ANALYSIS
This section builds off of the high-level analysis 
provided in the previous section. It is intended 
to “drill down” into more detail around each 
Typology and sub-typology. For each Typology 
(Low Residential, Multi-unit Residential and 
Commercial-Mixed Use), a series of sub-typologies 
were observed in the Plan Area. Each sub-typology 
presents unique design characteristics which 
impact one’s experience of the Plan Area. 

Sub-Typologies
The Sub-typologies presented on the following 
sheets represent categories of development 
that were determined based on quantitative and 
qualitative characteristics. Data was supported 
by field reconnaissance and review of aerial 
photographs. The Sub-Typologies are intended to 
provide a taxonomy by which the physical design 
patterns of the neighborhood can be understood. 

Not all development in a single sub-typology 
is identical. Variation exists within most 
Sub-Typologies, but there are typically some 
common characteristics that are present in all 
development within a specific Sub-Typology.  

In categorizing Plan Area development 
into different groups, analysts focused on 
development characteristics at three different 
levels: Neighborhood, Site and Building.

One information sheet is provided for each 
Sub-Typology within this list:

LOW-RESIDENTIAL
 » Large Lot Homes
 » Cul-de-sac and Parking Dominant
 » Traditional Grid, Inconsistent
 » Traditional Grid, Consistent
 » Inconsistent Site and Building Design
 » Minimal Traditional, Mix
 » Minimal Traditional, Consistent Building 

Design
 » Mid-Century Modern Dominant

MULTI-UNIT RESIDENTIAL
 » Townhome Villages
 » Apartment Complexes
 » Tower Communities
 » Integrated Buildings
 » Compact Infill

COMMERCIAL-MIXED USE
 » Small Scale Commercial
 » Medium Scale Commercial
 » Large Scale Commercial
 » Regional Office/Commercial
 » Industrial District

Levels of Character Analysis
NEIGHBORHOOD LEVEL
Neighborhood level characteristics involve the 
fundamental pattern of land and infrastructure 
on which buildings are placed, which go beyond 
the individual site. The size and shapes of blocks, 
street widths, sidewalk widths, and presence/lack 
of alleys are all examples.

SITE LEVEL
Site level characteristics are those features of 
development that relate to the placement and 
arrangement of different features on a property. 
Developments within a single Sub-Typology 
typically exhibit similar or identical site 
characteristics, however in some cases, some 
variety exists. Garage location, front setback 
distances, driveway location, off-street parking 
location and lot depth are all examples of site 
level characteristics.

BUILDING LEVEL
Building level characteristics reflect a finer level of 
detail associated with the forms and architecture 
of development. Building height, materials, 
fenestration patterns, and roof forms are all 
examples of building level characteristics.
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LOW RESIDENTIAL | LARGE LOT HOMES

Neighborhood Characteristics Site Characteristics Building Characteristics

DESCRIPTION
This sub-typology consists of large homes sited on large lots. Many homes within this sub-typology have large driveways with front-loaded, two-car garages. 
Homes also have a greater front setback compared to other low residential sub-typologies. Blocks are laid out in a curvilinear pattern and have limited access and 
connections to adjacent residential neighborhoods.   

Age: 1950-1970

Street/Block Pattern: Curvilinear grid

Street Width: 35’

Sidewalk: Attached (3.5’ wide)

Landscaping: Medium - Dense

Alleyway: No

Level of Change: Low - No scrapes and few additions 

Lot Depth & Width: 130’ x 80’

Lot Size: Primarily 9,000-12,000 sf, with some lot 
sizes going up to 16,000 sf

Lot Coverage: 20%-35%

Front Setbacks: 30’-40’

Parking: Primarily attached, two-car garages located 
on the front facade with some facing the side

Building Height: Primarily 1-story with some 1.5-story 
and 2-story

Building Finish: 1,500-2,500 sf 

Building Materials: Mix of brick and wood siding

Roof Form: Inconsistent, but primarily gable and hip

Entry/Porch: Inconsistent
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LOW RESIDENTIAL | CUL-DE-SACS AND PARKING DOMINANT 
DESCRIPTION
This sub-typology is primarily characterized by its street pattern and visual prominence of attached parking. The street pattern consists of “loops and lollipops” which 
are made up of curvilinear and dead-end streets. Homes include street-facing, attached, two-car garages, which make up at least 50% of the front facade. It includes 
both single-unit and two-unit homes and are generally newer than most homes in the Near Southeast Area with construction dates ranging between 1980-2000. 
Whereas most homes in other low residential typologies are primarily 1-story in height, these homes range between 1 to 2 stories.

Age: 1970-2000

Street/Block Pattern: Curvilinear, cul-de-sacs

Street Width: 35’

Sidewalk: Attached (5’ wide)

Landscaping: Medium - Dense

Alleyway: No

Level of Change: Low - No scrapes and few additions 

Lot Depth & Width: 100’ x 70’ 

Lot Size: 6,000-9,000 sf 

Lot Coverage: 20%-35%

Front Setbacks: 20’-25’

Parking: Front-loaded, attached two-car garages

Building Height: Mix of 1-story to 2-story

Building Finish: 1,900-2,100 sf 

Building Materials: Mix of brick and wood siding

Roof Form: Primarily gable

Entry/Porch: All two unit homes have entrances 
that are located further back from the building and 
attached garage; inconsistent presence of porches

Neighborhood Characteristics Site Characteristics Building Characteristics
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LOW RESIDENTIAL | TRADITIONAL GRID, INCONSISTENT

Neighborhood Characteristics Site Characteristics Building Characteristics

DESCRIPTION
This sub-typology is primarily characterized by its traditional grid and inconsistent site and building characteristics. This inconsistency stems from the eclectic mix of 
homes that have been constructed throughout the 20th century.  Everything from garage orientation/parking access to building form, lot width, scale and design vary 
significantly along a single block face.

Age: Inconsistent; early 20th century to 2000s

Street/Block Pattern: Traditional Grid (280’ x 625’)

Street Width: 35’

Sidewalk: Attached (5’ wide)

Landscaping: Low - Light

Alleyway: Varies

Level of Change: Moderate - Some scrapes and 
frequent additions 

Lot Depth & Width: 50’ x 125’ (alley) & 50’ x 135’ 
(no alley) - lot width varies significantly ranging up to 
100-150’ wide

Lot Size: Primarily 6,000-7,000 sf, with larger lot sizes 
for those with a greater width

Lot Coverage: 10%-30%

Front Setbacks: 25’-30’

Parking: Inconsistent; newer homes that have 
front-loaded garages while older homes have garages 
located in the rear with access through the alley or 
side drive, or no parking at all

Building Height: Primarily 1-story with some 1.5-story 
and 2-story, particularly for new construction

Building Finish: Strong mix; most homes ranging 
between 900-1,300 sf with larger homes going beyond 
2,000 sf

Building Materials: Inconsistent

Roof Form: Inconsistent, but primarily gable and hip

Entry/Porch: Inconsistent
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LOW RESIDENTIAL | TRADITIONAL GRID, CONSISTENT
DESCRIPTION
This sub-typology is primarily characterized by its traditional grid and consistent site and building characteristics. They often include detached garages located in the 
rear with access through the alley or side drive. Homes are generally older and smaller, having been developed in early-and mid-twentieth century and are sited on 
smaller lots.

Age: 1940-1960

Street Pattern: Traditional Grid (280’ x 625’)

Street Width: 35’

Sidewalk: Attached (3.5’ wide)

Landscaping: Low - Light

Alleyway: Varies

Level of Change: Moderate - Some scrapes 
(particularly around Colorado Station) and some 
additions 

Lot Depth & Width: 50’ x 125’ (alley) & 50’ x 135’ 
(no alley) - lot width varies significantly ranging up to 
100-150’ wide

Lot Size: Primarily 5,000-8,000 sf

Lot Coverage: 20%-35%

Front Setbacks: 25’-30’

Parking: Detached garages located in the rear with 
access through the alley or side drive

Building Height: Primarily 1-story

Building Finish: 800-1,200 sf 

Building Materials: Brick and wood siding

Roof Form: Primarily gable and hip

Entry/Porch: Inconsistent

Neighborhood Characteristics Site Characteristics Building Characteristics
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LOW RESIDENTIAL | INCONSISTENT SITE & BUILDING DESIGN

Neighborhood Characteristics Site Characteristics Building Characteristics

DESCRIPTION
This sub-typology consists of different architectural styles, such as mid-century modern and minimal traditional architecture, resulting in inconsistent site and 
building design characteristics. While wood siding is the primary building material for these homes, the size of the homes, siting of parking, and roof forms vary within 
these areas. Blocks are laid out in curvilinear pattern and differ in size.

Age: 1950-1960

Street/Block Pattern: Curvilinear

Street Width: 35’

Sidewalk: Attached (3.5’ wide)

Landscaping: Medium - Dense

Alleyway: No

Level of Change: Low - No scrapes and few additions 

Lot Depth & Width: 115’ x 65’

Lot Size: Primarily 6,000-9,000 sf

Lot Coverage: 25%-30%

Front Setbacks: 20’-30’

Parking: Inconsistent; front-loaded, attached one-car 
garage to the side, detached garages located in the 
rear with access through a side drive, or car ports 
located to the side

Building Height: Primarily 1-story

Building Finish: Primarily 800-1,200 sf with few larger 
homes (up to 2,000 sf) scattered in between

Building Materials: Primarily wood siding

Roof Form: Inconsistent; includes gable, hip, low slope 
and dutch 

Entry/Porch: Inconsistent
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LOW RESIDENTIAL | MINIMAL TRADITIONAL, MIX
DESCRIPTION
This sub-typology consists of homes with a minimal traditional architectural style with varied building characteristics, including building materials and roof forms. 
Homes have been constructed with either a mix of brick and wood, all wood, or all brick. Blocks are often laid out in a curvilinear pattern and the length of these 
blocks differ by geography with longer block faces located in the Washington Virginia Vale neighborhood and smaller blocks in Virgina Village and University Hills.

Age: 1950-1970

Street/Block Pattern: Curvilinear, grid (longer block 
faces in Washington Virgina Vale)

Street Width: 35’

Sidewalk: Attached (3.5’ wide)

Landscaping: Medium - Dense

Alleyway: No

Level of Change: Low - Few scrapes and additions

Lot Depth & Width: 115 x 65’ (larger lot widths in the 
University Hills neighborhood)

Lot Size: 6,000-9,000 sf 

Lot Coverage: 20%-30%

Front Setbacks: 20’-30’

Parking: Primarily front-loaded, attached one-car 
garage to the side with some detached garages 
located in the rear with access through a side drive 
(more common in Virginia Village and University Hills)

Building Height: Primarily 1-story

Building Finish: 1,000-1,400 sf

Building Materials: Mix of brick and wood siding

Roof Form: Inconsistent; includes gable, hip, and 
dutch 

Entry/Porch: Inconsistent

Neighborhood Characteristics Site Characteristics Building Characteristics
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LOW RESIDENTIAL | MINIMAL TRADITIONAL, CONSISTENT BUILDING DESIGN

Neighborhood Characteristics Site Characteristics Building Characteristics

DESCRIPTION
This sub-typology consists of homes with a minimal traditional architectural style with consistent building characteristics which include brick as the primary material, 
cross-gabled roofs, and “breaks” in the wall plane along the front facade that help frame the main entrances. These homes are sited along smaller blocks that follow 
a similar, but less exaggerated, curvilinear street pattern that is common throughout the neighborhood. It also includes a remnant of the past with older farm homes 
from the early 20th century.

Age: Primarily 1950-1960 and older farm homes from 
the early 20th century scattered throughout the area 
(particularly along Iowa Avenue)

Street/Block Pattern: Curvilinear, grid (660’ x220’)

Street Width: 35’

Sidewalk: Attached (3.5’ wide)

Landscaping: Medium - Dense

Alleyway: No

Level of Change: Low - No scrapes and few additions 

Lot Depth & Width: 120’ x 65’ - both depth and width 
vary due to inconsistent block patterns 

Lot Size: Primarily 6,000-8,000 sf

Lot Coverage: 20%-35%

Front Setbacks: 20’-30’

Parking: Primarily front-loaded, attached one-car 
garage to the side

Building Height: Primarily 1-story

Building Finish: Primarily 1,000-1,400 sf

Building Materials: Primarily brick; wood for the older 
farm homes 

Roof Form: Primarily hip

Entry/Porch: Most homes have a jog in the wall plane 
along the front facade which allows for a covered 
entry/porch.
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LOW RESIDENTIAL | MINIMAL TRADITIONAL, CONSISTENT BUILDING DESIGN LOW RESIDENTIAL | MID-CENTURY MODERN DOMINANT

Neighborhood Characteristics Site Characteristics Building Characteristics

DESCRIPTION
This sub-typology is primarily characterized by the strong presence of mid-century modern homes, which have unique building characteristics including low-slope 
roofs, entries that are recessed along the front facade or set further back, attached car ports, use of masonry, and blank front facades with vertical slot windows. 
While most of this sub-typology exists within Krisana Park, other areas have also been identified. Some blocks also include homes that have deviated away from a 
traditional, parallel orientation to the street and instead have frontages that sit at an angle.

Age: 1950-1960

Street/Block Pattern: Curvilinear, grid

Street Width: 35’

Sidewalk: Attached (3.5’ wide)

Landscaping: Medium - Dense

Alleyway: No

Level of Change: Moderate - Frequent additions 

Lot Depth & Width: 100’ x 60’

Lot Size: Primarily 6,000-8,000 sf

Lot Coverage: 30%-40%

Front Setbacks: 20’-25’

Parking: Primarily front-loaded, attached one-car 
garage to the side and car port

Building Height: Primarily 1-story with some 1.5-and 
2-story homes throughout the area (noted on the map)

Building Finish: Primarily 1,000-1,300 sf

Building Materials: Primarily wood and various 
masonry

Roof Form: Low-slope

Entry/Fenestration: Entries are recessed along the 
front facade or set further back. Many homes have a 
blank front facade with vertical slot windows
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Age: Varies

Street Pattern: Curvilinear and grid Pattern

Street Width: 30 to 40’

Sidewalk: Attached and Detached (5’ typical)

Alleyway: No

Relationship to Context: Isolated from public street 
network except for private entries; in some cases units 
are visually connected to the street with entries

Building Siting: Buildings typically sited along public 
streets with additional buildings sited around common 
internal green space and internal drives

Open Space: Small integrated green space with larger 
shared facilities integrated

Street Setbacks: 10’-70’ depending on whether 
surface parking is located along the street

Parking Configuration: Attached garage for each unit 
with additional shared/guest surface parking

Access: Frequent private auto access points that lead 
to an internal private drive network

MULTI-UNIT RESIDENTIAL | TOWNHOME VILLAGES
NEIGHBORHOOD CHARACTERISTICSDESCRIPTION

SITE CHARACTERISTICS

BUILDING CHARACTERISTICS

This sub-typology generally consists of many 
2-3 story, small footprint residential buildings 
configured around internal green spaces, 
private drives and surface parking. The typology 
is internally focused, however in some cases 
the townhome buildings are designed and 
configured to engage adjacent public streets. This 
sub-typology exhibits a low level of integration 
with the surrounding neighborhood with a few 
consolidated vehicle connections to the street and 
circulation and amenities primarily confined to the 
interior of the property.

St
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Building Height: 2 to 3 stories

Building Materials: Wood siding most common; 
shingle, stucco

Roof Form: Pitched

Massing: Significant variation in massing that breaks 
down units and buildings into smaller forms

Entry/Porch: Door and stoop
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MULTI-UNIT RESIDENTIAL | APARTMENT COMPLEXES
DESCRIPTION

This sub-typology generally consists of 2-3 story, 
medium footprint residential buildings configured 
around internal green spaces and large surface 
parking areas. The typology is typically internally 
focused, however in some cases apartment 
buildings are placed to orient toward public 
streets. In contrast to the Townhome Village 
typology, entrances are typically less prevalent 
since they are provided off of internal breezeways 
and pathways. The typical configuration includes 
three or more apartment buildings surrounding 
an internal common green space(s) surrounded 
by substantial surface parking areas. This 
sub-typology presents a low level of integration 
with the surrounding neighborhood with few 
consolidated vehicle connections to the street and 
circulation and amenities primarily confined to the 
interior of the property.
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Age: Varies

Street Pattern: Curvilinear and grid Pattern

Street Width: 30 to 40’, (wider on commercial 
corridors)

Sidewalk: Detached (5’ typical)

Alleyway: No

Relationship to Context: Isolated from public street 
network except for private entries; Sometimes fences 
and walls provide physical separation from street

Building Siting: Buildings typically sited to orient 
toward internal parking areas and common open 
space

Open Space: Large internal common green spaces 
and amenities facilities shared by all units

Street Setbacks: 70’ is common (10’ of landscaping 
and 60’ parking aisle)

Parking Configuration: Shared pools of surface 
parking accessed by private drives

Access: Intermittent private auto access points that 
lead to an internal private drive network

NEIGHBORHOOD CHARACTERISTICS

SITE CHARACTERISTICS

BUILDING CHARACTERISTICS

Building Height: 2 to 4 stories

Building Materials: Wood siding most common; 
shingle, stucco, brick

Roof Form: Pitched or flat

Massing: Modest variation in massing created by 
balconies, stairways and other features

Entry/Porch: Shared paths typically provide access to 
private entries (entries are often not visible from street 
or parking areas
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MULTI-UNIT RESIDENTIAL | TOWER COMMUNITIES
DESCRIPTION

This sub-typology consists of medium to large 
properties containing one or more mid- to high-rise 
“tower” buildings (6-12 stories). Large footprint 
buildings are typically separated from one another 
by large internal green spaces and surface parking 
areas. Towers are typically placed further to the 
interior of the site away from the street, which 
presents an open character as perceived from 
the street. Tall buildings are typically spaced 
significantly from one another. This sub-typology 
presents a moderate degree of physical 
integration with the surrounding neighborhood. 
While vehicular access to the property is private 
and typically consolidated to a few locations, 
interior pedestrian paths and greenspaces are 
easily visible from and connected to surrounding 
public streets. There are a few examples of this 
sub-typology in the Plan Area that contain little to 
no landscaping.

St
re

et
Age: Varies

Street Pattern: Grid pattern

Street Width: 30’-40’

Sidewalk: Attached and Detached (5’ typical)

Alleyway: No

Relationship to Context: Isolated from public street 
network except for occasional private entrances facing 
the street

Building Siting: Buildings typically sited on the interior 
of the site and spaced significantly from one another

Open Space: Large shared green spaces shared 
among multiple buildings and units

Street Setbacks: 70’-150’

Parking Configuration: Large pools of surface 
parking are provided adjacent to buildings (sometimes 
additional sub-grade parking provided)

Access: Intermittent private auto access points that 
lead to an internal private drive network

NEIGHBORHOOD CHARACTERISTICS

SITE CHARACTERISTICS

BUILDING CHARACTERISTICS

Building Height: 6 to 12 stories

Building Materials: Brick

Roof Form: Flat

Massing: Low degree of variation in massing; 
Projecting or recessed balconies and minor wall plane 
changes create variation

Entry/Porch: Primary resident entries provided for 
each building; typically contains, steps, covered stoop, 
double doors, address information, canopies and/or 
other features clearly identifying the entry
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MULTI-UNIT RESIDENTIAL | INTEGRATED BUILDINGS
DESCRIPTION

This sub-typology typically consists of small and 
medium sized properties with 1-3 story, small 
footprint buildings with small surface parking 
areas. Development in this sub-typology integrates 
directly with the surrounding neighborhood 
and street grid with very little or no internal 
components. Buildings are typically sited relatively 
close to and oriented toward the street. Entries, 
porches, and other similar features are prominent 
to the passersby on the adjacent right-of-way, and 
direct pedestrian paths connect building entries 
to the public sidewalk. This sub-typology presents 
a high degree of integration with the surrounding 
neighborhood through connectivity features, 
building siting and orientation, and the presence 
of visible entries.
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Age: Varies

Street Pattern: Grid pattern

Street Width: 30 to 40’, (wider on commercial 
corridors)

Sidewalk: Detached (5’ typical)

Alleyway: Yes

Relationship to Context: Integrated with the public 
street and block pattern in the area; Buildings 
designed to engage the street; entries clearly visible

Building Siting: Buildings typically sited to parallel to 
the adjacent public street

Open Space: Little or no open space provided on-site

Street Setbacks: 10-20’

Parking Configuration: Small, consolidated pool of 
surface parking serves each building; Located along 
alleys and/or to the side of buildings; some buildings 
have no parking

Access: Intermittent private auto access points that 
lead to an internal private drive network

NEIGHBORHOOD CHARACTERISTICS

SITE CHARACTERISTICS

BUILDING CHARACTERISTICS

Building Height: 1-3 stories

Building Materials: Brick (sometimes with wood or 
metal accent materials)

Roof Form: Flat or low pitched

Massing: Minimal variation in massing created by 
balconies, stairways, entries and other features

Entry/Porch: Varies; in larger projects, a single shared 
and clearly marked entry provides access to internal 
hallways and units
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MULTI-UNIT RESIDENTIAL | COMPACT INFILL
DESCRIPTION

This sub-typology typically consists of medium 
sized properties with 4-6 story, medium 
footprint buildings with integrated, structured 
parking. Structured parking allows for a greater 
concentration of units and buildings that occupy 
a greater percentage of a site’s area. Individual 
units are typically served by internal hallways with 
a few primary entries into the building provided 
from the street. Buildings are typically built to the 
back of the sidewalk, which creates a sense of 
enclosure to the public right-of-way. Windows and 
ground level terraces are often present along the 
street, providing visual interest and activation. 
This sub-typology presents a moderate degree 
of integration with the surrounding neighborhood 
through building siting and orientation, windows 
and balconies that engage the street and 
intermittent presence of resident entries.
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Age: 2010s or later

Street Pattern: Grid pattern along corridor

Street Width: wide along corridor frontages

Sidewalk: Detached (8’)

Alleyway: No

Relationship to Context: Integrated with the public 
street and block pattern in the area; Buildings 
designed to engage the street; common entries clearly 
visible

Building Siting: Buildings typically sited parallel 
to surrounding public streets and taking up a large 
amount of the site

Open Space: Small shared open spaces and shared 
interior amenities

Street Setbacks: 5’-10’

Parking Configuration: Structured parking integrated 
into building design

Access: Intermittent private auto access points that 
lead to structured parking

NEIGHBORHOOD CHARACTERISTICS

SITE CHARACTERISTICS

BUILDING CHARACTERISTICS

Building Height: 3 to 5 stories

Building Materials: Varies (synthetic stucco, metal 
panel, wood and metal accent features)

Roof Form: Flat

Massing: Low degree of variation in massing; 
Projecting or recessed balconies and minor wall plane 
changes create variation

Entry/Porch: Primary resident entries provided for 
each building; typically contains, steps, covered stoop, 
double doors, address information, canopies and/or 
other features clearly identifying the entry
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COMMERCIAL, MIXED-USE | SMALL SCALE COMMERCIAL
NEIGHBORHOOD CHARACTERISTICS

SITE CHARACTERISTICS

BUILDING CHARACTERISTICS

DESCRIPTION
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Age: Varies

Street Pattern: Grid (often fronting major corridors)

Street Width: 50’ to 90’ (corridors); 40’ (side streets)

Sidewalk: Attached, detached or none (0’-6’)

Alleyway: No

Relationship to Context: Integrated with adjacent 
streets; Buildings designed to engage the street; 
entries clearly visible

Building Siting: Buildings typically sited parallel or 
perpendicular to surrounding public streets; Buildings 
are typically flanked by surface parking to the side, 
rear or between building and street

Open Space: Some private outdoor dining

Street Setbacks: 5’-70’ depending on parking location

Parking Configuration: Typically small or single- or 
double-loaded parking aisles placed to the front, 
side or rear of the building; location driven by lot 
configuration

Access: Frequent vehicular access points from 
corridors and/or side streets

Building Height: 1 to 3 stories (majority are 1 story)

Building Materials: Varies (brick, stucco, wood siding, 
stone, shingle siding, concrete)

Roof Form: Mostly flat with some eclectic roof forms 
and styles mixed in

Massing: Low degree of variation in massing

Entry/Porch: A single primary customer entries are 
usually highly visible and emphasized through building 
design, detailing, presence of doors, signage and other 
features

This sub-typology consists of small footprint 
(typically 2,000-10,000 sf), 1-3 story buildings 
placed on small lots along commercial corridors. 
An eclectic mix of architectural styles and 
materials are observed. Buildings in this 
sub-typology typically house a single tenant and 
are oriented toward commercial corridors like 
Evans Avenue, Leetsdale Drive and Colorado 
Boulevard. This sub-typology is also sometimes 
located just off these primary corridors, providing 
a transition between the commercial corridor 
properties and the residential areas beyond.
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COMMERCIAL, MIXED-USE | MEDIUM SCALE COMMERCIAL
NEIGHBORHOOD CHARACTERISTICS

SITE CHARACTERISTICS

BUILDING CHARACTERISTICS

DESCRIPTION
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Age: Varies

Street Pattern: Grid (often fronting major corridors)

Street Width: 50’ to 90’ (corridors); 40’ (side streets)

Sidewalk: Attached, detached or none (0’-6’)

Alleyway: No

Relationship to Context: Integrated with adjacent 
streets; Buildings designed to engage the street; 
entries clearly visible

Building Siting: Buildings typically sited parallel or 
perpendicular to surrounding streets; Surface parking 
is typically provided between the building and the 
street

Open Space: Some private outdoor dining

Street Setbacks: 60’-120’

Parking Configuration: Typically double-loaded 
parking aisles placed between building and street

Access: Frequent vehicular access points from 
corridors and/or side streets

Building Height: 1 story

Building Materials: Varies (brick, stucco, wood siding, 
stone, shingle siding, concrete)

Roof Form: Flat

Massing: Low degree of variation in massing

Entry/Porch: In multi-tenant buildings, multiple entries 
(one for each tenant) create a rhythm along the front 
facade of the building; On medium sized single-tenant 
buildings, a single entry typically faces the street

This sub-typology consists primarily of single 
story buildings with moderately sized footprints 
(typically 8,000-18,000 sf) placed on moderately 
sized lots along commercial corridors. Buildings 
are typically designed as strip commercial 
centers with simple rectangular buildings and 
little ornamentation. There are typically one 
or two buildings on a lot. Buildings typically 
house multiple tenants and are oriented toward 
commercial corridors. These buildings are 
typically set back from the street behind a modest 
amount surface parking. Medium sized single 
tenant buildings with medium sized sites with 
larger parking areas are also included in this 
sub-typology.
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COMMERCIAL, MIXED-USE | LARGE SCALE COMMERCIAL
NEIGHBORHOOD CHARACTERISTICS

SITE CHARACTERISTICS

BUILDING CHARACTERISTICS

DESCRIPTION
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Age: Varies

Street Pattern: Grid (often fronting major corridors)

Street Width: 50’ to 90’ (corridors)

Sidewalk: Attached or detached (5’-6’)

Alleyway: No

Relationship to Context: Integrated with adjacent 
streets, but very large sites and parking areas create 
visual discontinuity with more common Small Scale 
and Medium Scale Commercial typologies

Building Siting: Buildings typically sited parallel to 
adjacent corridor; Large swaths of surface parking is 
typically provided between the building and the street

Open Space: None

Street Setbacks: 120’-350’ (Small liner buildings 
sited more closely to street)

Parking Configuration: Many rows of double loaded 
surface parking aisles between building and street 
with internal drives integrated

Access: Moderately spaced vehicular access points 
from corridors and/or side streets

Building Height: 1 story

Building Materials: Varies (synthetic stucco mixed 
with wood, tile, metal and other accent materials)

Roof Form: Flat, but in some cases faux rooflines 
create an appearance of a different form

Massing: Moderate degree of massing variation; 
Overhangs, changes in wall plane, canopies and other  
features provide variation

Entry/Porch: Multiple entries (one for each tenant) 
create a rhythm along the front facade of the building 

This sub-typology consists of single story buildings with 
large-sized footprints (typically greater than 25,000 sf) 
placed on large lots along commercial corridors. This 
sub-typology is observed on deeper lots with large parking 
areas. Each building houses multiple tenants and is 
oriented toward commercial corridors. These multi-tenant 
buildings generally orient toward the street and provide 
individual entries, but individual tenant spaces range 
from small to very large for a tenant anchor (like a grocery 
store). In some cases, small “liner buildings” are placed 
close to the street and integrated with the parking areas. 
Fast food, drive throughs, and banks are examples of uses 
that may occur in a liner building. A few institutional uses 
also occur in this sub-typology.
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COMMERCIAL, MIXED-USE | REGIONAL OFFICE/COMMERCIAL
NEIGHBORHOOD CHARACTERISTICS

SITE CHARACTERISTICS

BUILDING CHARACTERISTICS

DESCRIPTION
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Age: Varies

Street Pattern: Flanked by corridors, but typically 
served by internal circulation systems

Street Width: 50’ to 90’ (corridors); Internal varies

Sidewalk: Varies

Alleyway: No

Relationship to Context: Not well integrated with 
the public street and block configuration; Internally 
focused on private drives

Building Siting: Buildings are sited to work with 
internal circulation and open space; Some are closer 
to street while others are very far away

Open Space: Some private outdoor dining and 
common outdoor plazas and green spaces integrated 
with buildings

Street Setbacks: 15’-300’ or more

Parking Configuration: Typically distinct pools of 
surface or structure parking confined to one area and 
shared among tenants

Access: Consolidated access for large sites with 
multiple buildings

Building Height: 7 to 20 stories

Building Materials: Glass, brick, concrete

Roof Form: Flat

Massing: Moderate degree of variation in massing; 
variation typically created by wall offsets

Entry/Porch: Typically one heavily emphasized entry 
shared by multiple tenants leading to a building lobby. 
Entries are usually emphasized through changes 
in material, addressing, signage, canopies or other 
similar features

This sub-typology is consists of multi-story 
buildings with large footprints placed on large 
lots. Taller buildings (7 to 20 stories) are typically 
grouped and served by shared parking structures. 
Development in this sub-typology is not well 
integrated with the surrounding neighborhood. 
Buildings are commonly sited to focus on internal 
common open space and private drives. Building 
design varies depending on the use. Grand single 
entry points provide shared access for large 
structures containing offices, while integrated 
retail spaces appear smaller and served by 
individual entries.
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COMMERCIAL, MIXED-USE | INDUSTRIAL DISTRICT
NEIGHBORHOOD CHARACTERISTICS

SITE CHARACTERISTICS

BUILDING CHARACTERISTICS

DESCRIPTION
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Age: Varies

Street Pattern: Moderately scaled streets off of larger 
corridors provide access

Street Width: 40-50’, which allows for large trucks to 
park on streets temporarily

Sidewalk: Attached (6’ typical)

Alleyway: No

Relationship to Context: Generally disconnected from 
the surrounding neighborhood, however served by 
public streets

Building Siting: Based on business needs and 
operations 

Open Space: None

Street Setbacks: 50’ to  150’

Parking Configuration: Surface parking typically 
surrounds a building on all four sides with exception 
of portions of the building that are used for loading, 
storage or other functions

Access: Frequent vehicular access for each site

Building Height: 1 story (however some buildings are 
tall to allow for storage, machinery operations, truck 
access and other operations

Building Materials: Brick, concrete, corrugated metal

Roof Form: Flat

Massing: Very low degree of variation of massing to 
allow maximum flexibility for commercial operations

Entry/Porch: Typically a primary entry is provided, 
but entries are not always located or designed to be 
emphasized and visible to the public

This sub-typology consists of single story, 
medium to large footprint buildings designed to 
accommodate light manufacturing, distribution, 
research and development, self storage, utility 
yards/substations and other commercial 
activities.  Sites are typically surrounded by 
service areas, storage and surface parking. These 
development are utilitarian in design, responding 
primarily to functional needs for these commercial 
activities. Loading areas, docks and storage 
areas are common. Sites are often secured at 
the perimeter with fencing and not inviting to the 
general public. 
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Intro to Zoning
The Denver Zoning Code (DZC) implements the 
city’s adopted plans through regulations for 
development of private property. The DZC serves 
as an important design tool for the City to help 
shape the general form, massing, and design of 
private development. The following includes key 
urban design characteristics that the DZC helps 
regulate: 

 » Building Form & Scale. Maximum building 
heights (feet and stories) and rules for 
shaping/massing.

 » Street Edge. Design requirements for 
buildings adjacent to a public street 
including setback, build-to, and transparency 
requirements. 

 » Site Layout & Parking. Rules for arranging of 
buildings, open space, and parking on a site.

Examples of how these urban design 
characteristics are regulated through zoning are 
provided on the following page. 

Purpose of this Analysis
While the Character Typologies summarized in 
Chapters 2 & 3 provide an overview about the 
current form and design of the different places 
that exist within the Near Southeast Area, this 
section provides a more detailed look at potential 
design outcomes based on the current zoning 
established for the Near Southeast Area. These 
design outcomes include many of the zoning 
parameters outlined in the introduction to the 
chapter, including building form & scale, street 
edge, and site layout & parking. 

This analysis helps identify gaps and 
inconsistencies between the existing built 
environment and what is required/allowed by the 
Denver Zoning Code. The analysis is summarized 
and organized by the three character typologies 
identified in Chapter 2: low residential, multi-unit, 
and commercial/mixed-use. 

4. CURRENT ZONING VS. 
EXISTING PATTERN
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Bulk Plane. How big 
the home can be

Maximum Height. 
How tall buildings 
can be

Surface Parking Location. Where parking 
can (and cannot) be located in relation to the 
building and street

Perimeter Landscaping/Screening. Type of 
landscaping and screening required for the site

Protected 
District Setback. 
How far away a 
building needs 
to be from 
lower-scale 
neighborhoods

Setbacks. How far away 
a home needs to be from 
an adjacent street or lot

Build-to. How close a 
building needs to be to 
the street

Transparency. How transparent 
(i.e., windows) does the ground-
floor have to be
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Low Residential Typologies
BUILDING FORM & SCALE
Current allowances in zone districts may allow for a much bigger home to be built than what exists in the 
low residential typology today. For example, while the current code allows a maximum building height of 
30’, many of the homes are typically 1-story in height. New infill/redevelopment and additions to existing 
homes can be constructed to maximize the full building envelope of the current zoning.

Related Zone Districts
• Suburban & Urban Edge | Single Unit 

(SU)

A
A

B
B

STREET EDGE AND SITE LAYOUT & PARKING
Zoning requirements regarding setbacks and vehicular parking/access are generally consistent with 
what is on the ground today, Homes within the low residential typologies are typically set 20’-30’ from 
the primary street and vehicular access is provided from the primary 
street where alley access does not exist.

C

C

D

D
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Multi-Unit Residential Typologies
BUILDING FORM & SCALE
Both Former Chapter 59 (FC59) and Denver Zoning Code (DZC) zone districts are mapped within the 
typology with FC59 zone districts being more prevalent. The form and scale of existing development are 
generally consistent with current zoning established for the area with some areas able to build at a taller 
height particularly near Colorado Station. However, allowable heights within FC59 zone districts may vary 
because the overall scale of development is largely controlled by bulk plane and density standards (as 
opposed to maximum height requirements) resulting in taller heights up to 110’ for larger zone lots.  

Related Zone Districts
• Suburban | Multi Unit (MU)
• Former Chapter 59 Zoning | R-2-A 

and R-3

A
A

B
B

STREET EDGE AND SITE LAYOUT & PARKING
The FC59 zone districts allow for a variety of design outcomes, which are consistent with the diverse 
street edge conditions found within the sub-typologies. Basic setback requirements are incorporated 
to regulate how far away a structure needs to be from an adjacent street or lot. However, within the 
DZC, more specific requirements are included to encourage a more consistent street edge, such as 
transparency requirements along the ground floor, build-to requirements to bring portions of buildings 
closer to the sidewalk, and having entrances and units to face the street. 

Street edge most consistent with FC59 Street edge most consistent with DZC
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Commercial-Mixed Use Typologies
BUILDING FORM & SCALE
Similar to the Multi-Unit Typology, both FC59 and DZC zone districts are mapped within the typology, 
however, DZC is more prevalent. Current allowances in zone districts allow for a much taller building to 
be built than what exists in the commercial-mixed use areas today, especially along Colorado Boulevard 
and around Colorado Station. For example, while the current code allows a maximum building height of 
5 stories along majority of Colorado Boulevard, many of the commercial buildings are typically 1-story in 
height. 

Related Zone Districts
• Suburban | Commercial Corridor 

(CC), Mixed Use (MX), and Industrial 
Mixed Use (I-MX)

• Former Chapter 59 Zoning | B-1 to 
B-4

D

STREET EDGE AND SITE LAYOUT & PARKING
The DZC zone districts allow for a variety of design outcomes, which are consistent with the diverse street 
edge and site layout conditions found within the sub-typologies. Buildings are allowed to be set back 
from the street behind surface parking lots or be built to the back of the sidewalk, with greater flexibility 
provided within the CC and I-MX zone districts. One key characteristic that differs between current 
conditions and zoning requirements is perimeter landscaping. Perimeter landscaping and screening of 
private properties along commercial corridors are limited, however, if the property were to redevelop, the 
DZC will require these elements.
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