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• Proposition 123 Background
• Scope of Changes
• Fast Track Overview
• What We Learned From the Pilot
• The Fast Track 
• Operating Model
• Questions!



(Re)Introducing the AHRT!



Proposition 123 



Proposition 123 Fast Track Summary
Proposition 123: State bill that created a permanent affordable housing fund. 
Jurisdictions submit a 3-year commitment to access the money.

REQUIREMENT 1

Increase housing supply 
within the jurisdiction each 

year by 3% (9% total in 
commitment period)

REQUIREMENT 2

Create an expedited review 
process where all 

applications must have a 
decision made within 90-

days.



Prop 123 Funding vs. Fast Track

Prop 123 funds are not required to be in this program… 
but applying for Prop 123 funds does not mean you are 
automatically in this program. 

A concept application plus Prop123 interest form is 
required followed by a signed AHP prior to concept #2. 



Jurisdictions and the development industry 

must change the way we manage projects- 

individually and collectively- for success.



Prop 123 Fast Track Timeline

2024

Nov
DOLA Grant 

Award
Received 

2025

Jan-May
Design Fast 

Track Process

Included stakeholder 
engagement with 

designers, engineers 
and developers

May-Sept
Prep for Pilot

Sept-April
Fast Track Pilot

2026

April-June
Refine the process

GOAL: Launch 
Adapted Fast Track 
Process June 22nd

2027

Jan
90-day review 

timeline 
required under 

Prop 123



Fast Track Resources
• DPO Policy 

• Updated website

• AHRT@denvergov.org 

mailto:AHRT@denvergov.org
mailto:AHRT@denvergov.org


Scope of Changes



Transformational Change
Minimal Change to What

• Mostly the same applications
• Same reviewers

Large Change to How

• Grouping applications, introduced phasing, 
higher completeness check threshold

Mindset
Shifting focus to urgency and collaboration 
on limited Work in Progress (WIP) projects

Shared understanding of 90-day 
commitment and its importance.

Process
Grouping applications into three 
phases with exit criteria for each 
phase

More mature project design 
required in concept plan

SDP elements split for efficiency

Ways of Working
Creating CCD/Customer weekly 
working cycles to increase speed 
to decision on in-progress project 
applications



AHRT Transformation

• The Affordable Housing Review Team will administer the Prop 123 
Fast Track Process

• Projects that opt out will be in the standard development queue



Fast Track Overview



Applications that are not included in 
Fast Track:
- Rezoning
- Concept Plan
- Subdivision



90 day Start and Stop
START: Complete Application

STOP: Decision is made on the application

90-days includes City and applicant time and is counted in calendar days.



Fast Track Program Eligibility
These projects types are applicable and will automatically be accepted in the process unless the Customer team opts-out.

Projects where 50% of units are 
affordable at either:
For-sale: 120% AMI average
Rental: 60% AMI average

Residential Care, Congregate Living, 
or Temporary Managed 
communities that are funded by 
HOST that serve populations under 
60% AMI.

DHA projects where DHA is the 
current or intended owner of a 
proposed or existing building.

MIHTC funded projects

Deed restricted ADUs



Fast Track Program Eligibility Confirmation
Affordable 

Housing Plan* 
(signed)

Eligibility 
Confirmation 
resulting in a 

letter 

Proceed to 
applicable Fast 

Track 
Phase/Process

*Alternate documents available to 
submit for rehab/preservation projects

5 business days for review and letter

Coordinate with assigned Project Champion to schedule Concept #2 
or required pre-app



What We Learned During the Pilot



We can do it!
To-date:

• Phase 1: Two projects released (90-days did not apply)

• Phase 2: Two projects released (88 & 89 days)

• Phase 3: Two permits issued (69 days, 56 days)



Other Things We Learned
Review Process Changes

• City staff and customers need 
more time to complete initial 
intake review and respond to 
any corrections needed 

• Combined Engineering is not 
currently feasible. SSPR/ TEP 
to be submitted similarly to 
the standard review process.

Changes to the 
Operating Model

• Increasing the initial city review 
period from 5 business days to 10

• Moving initial submittal deadline 
from Wednesdays to Monday; no 
initial submittals will be accepted 
if the City is closed due to a 
holiday 

• Refining Phase 3 submittals and 
process for Single-family/duplex 
projects

Focused Customer 
Engagement & 
Guidance

• Office hours and availability of 
city staff was key to success 

• Want and a pre-review before 
submitting their application(s)



Process and Regulatory Changes Made 

Skipping Mayor-Council meeting of City Council process for any Prop 123 projects that 
require a council action for any ROW dedications, vacations, relinquishments & 
encroachments – EO 66 Update

Changed the Zone Lot Amendment process to be approved prior to 
recordation.

Administrative approvals for Urban Design reviews unless customer 
requests a Board review. Landmark review will go to LPC/LDDRC for 
Mass, Form and Context and then reviewed/approved by staff for Design 
Details



The Fast Track



Multi-family 
Process



Single-unit, Two-unit and ADUs
Four different process options for these projects based on specific site conditions/project proposal

Option 1: Phase 3 Only

• Customer submits one 
application for all needed plan 
review/permits

• *If another application(s) is 
required, such as zoning relief, 
a right-of-way dedication, zone 
lot amendment, etc. then the 
permitting application will be 
denied 

Option 2: Zone Lot 
Amendment (Phase 2) 
followed by Permitting 
(Phase 3)

• When known, ZLAM must be 
completed prior to permitting

• Once approved, customer submits 
for Permitting (Phase 3)

• Simultaneous review will not be 
allowed

Option 3: Three or More 
Primary Dwelling Units

• Phase 1 concept plan review is 
required 

• Staff will then determine the 
appropriate process moving 
forward

Option 4: Landmark 
Review followed by 
Permitting

• Projects located in a historic 
district or landmark structure 
must first complete a pre-
application review with 
Landmark, followed by design 
review Site Design 
and Massing

• Upon completion of the 
above, then the customer can 
submit jointly for a landmark 
Desing Details design review 
and Permitting



Operating Model



OTHER NEW ITEMS:
• Completeness Checks are required and rigorous

• Dedicated office hours are provided to offer direct 
support and assist customers during the process

 Phases 1 & 2: 10 am- 12 pm T, W, Th
 Phase 3:      2-4 pm T and Th.



Things to Pay Attention to

Expectations of Second Concept Review are 
high

Don’t forget Pre-application meetings in 
schedules!

QA/QC your plans before submittal

Implications of a missed resubmittal

Impacts of Value Engineering throughout 
the process

Conditions of Approval- may be required before 
permit approval, permit issuance OR CO

Permit Ready Letter- expected deliverable

Zoning approvals are tied to Zoning Permit 
issuance. No "vesting" before this point.



Questions?



Have more ideas or Questions?

Email us at AHRT@denvergov.org! 

mailto:AHRT@denvergov.org
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