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Subdivision Regulgtioné

INTRODUCTION

The development of the current Subdivision Regulations was coordinated by the Denver
Planning and Development Office with assistance from the members of the Development
Review Committee. The Regulations were approved and adopted by the Director of Planning
and Development in accordance with the Subdivison Ordinance. (sec. 50-26 Denver Revised
Municipal Code)

The purpose of the Subdivision Regulations is to: (1) provide definitions to words commonly
used in the subdivision preparation and review process; (2) provide general design
considerations and objectives to aid in the design of subdivisions: (3) outline the requirements of
each of the major reviewing agencies; and (4) outline the step-by-step subdivision application,
review, and approval procedures for processing standard subdivisions in the City and County of
Denver. :

What is a Subdivision?

The term “subdivision”, which is defined more comprehensively in the Subdivision Ordinance,
means the division or separation of a parcel of land into two or more parcels, lots, blocks, tracts
or sites. The formal process by which this division or separation occurs is known as
“subdividing”, “platting”, or simply “subdivision”. The final product resulting from this process
is a subdivision “plat”, or map, which is approved and recorded in the official real estate records.

When is a Subdivision Required?

A subdivision is required when land being subdivided requires the dedication of land for streets
and other other public purposes. Land shall be subdivided in accordance with Chapter 50,
Denver Revised Municipal Code: Subdivision

Note: In certain cases a developer may choose to subdivide land even though the dedication of
land for street and other public purposes is not required within a specific development.

Subdivision is also required before a site plan is approved in the Gateway Zone District, unless
the property has already been subdivided.
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Definitions

Why Does the Subdivision of Land Need to be Regulated?

The subdivision of land is the first step in the process of urban development. The arrangement
of land parcels in the urban area for residential, commercial, industrial, recreational, utilities and
other public purposes will determine to a large degree the quality of health, safety, and
environment. Colorado state statutes give municipalities the authority to regulate the subdivision
of land.

Subdivision regulations are designed, intended, and should be administered in a manner to:

(1) Create and identify lots, blocks, tracts, plots or sites which can easily be described by
“lot and block” legal descriptions rather than lengthy “metes and bounds” legal
descriptions.

(2) Identify, describe and convey (dedicate) land for street and other public purposes, as
well as to identify, describe and grant specific easements to ensure accessibility.

(3) Implement the Comprehensive Plan.
(4) Establish adequate and accurate records of land subdivision.

(5) Harmoniously relate the development of the various tracts of land to the existing
community and facilitate the future development of appropriate adjoining tracts.

(6) Provide for adequate, safe, and efficient public utilities and improvements; and to
provide for other general community facilities and public places.

(7) Create lots which can be developed under existing zoning.

How Long Does the Review Process Take?

A subdivision proposal usually takes about five to seven weeks of review time by city agencies
and utility companies, and an additional four weeks to move through the City Council ordinance
preparation and final approval process. The five to seven weeks needed by city agencies and
utility companies does not include the time needed by consultants and engineers to prepare the
subdivision and engineering submittal and to make corrections and modifications to the
subdivision plat which may be required during review.
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Definitions

What is the Difference Between the Subdivision Ordinance and the Subdivision
Regulations?

The Subdivision Ordinance adopted by City Council establishes the law requiring that all
applicable land divisions be subdivided or resubdivided in a manner which promotes good
planning practices and integrates existing land use regulations, and that the approval and
recording of subdivision plats should be regulated to ensure the orderly growth, development,
and redevelopment of the city. The Ordinance is codified in Chapter 50 (Subdivision Of Land) in
the Revised Municipal Code, excerpt as follows;

Sec. 50-26. Rules and regulations.

(@)  The director of planning shall adopt subdivision rules and regulations establishing
standards and procedures for the examination of plats. The subdivision rules and
regulations shall make due provision for:

(1) Adequate design of streets, grades, curbs and gutters, sidewalks, paving and
drainage of all dedicated public streets;

(2) Adequate design of sanitary sewer facilities:

(3) Adequate design of bikeways and pedestrian walkways;

(4) Adequate design of drainage elements to handle storm waters, ensure compliance
with flood plain regulations, prevent erosion and minimize formations of dust:

(5) Adequate access for fire fighting equipment;

(6) Adequate water supply facilities:

(7) Adequate easements for telephone, gas and electric lines:

(8) Adequate street lighting facilities;

(9) Preservation of attractive natural landscape features;

(10) Proper legal description and monumenting of subdivision land;
(11) Proper format, information and fee requirements for plats.

(b) Such rules and regulation shall be open to public inspection.

The Subdivision Rules and Regulations provide, in detail, the necessary information to assist
subdivision developers, planners, and engineers in the planning of subdivisions and
developments which conform to the plans and requirements of the City and County of Denver.
The Regulations also outline the submittal and approval process, and the responsibilities and
Jurisdictions of the numerous city agencies and utility companies involved in the review process.

Whom Do I Contact with General Questions?

The Planning and Development Office is the coordinating agency for the subdivision review and
approval process. The Development and Zoning Review Section in this office should be
contacted for information concerning the Subdivision Ordinance or the Regulations.
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Definitions

DEFINITIONS

APPROVAL SHEETS - The signatures of City officials will not be affixed to any subdivision
plat until the designated members of the Development Review Committee have first signed an
approval sheet.

ARTERIAL STREET - A street which has the primary function of carrying through traffic, but
which may also provide limited access to abutting property.

BLOCK - An area of land within a subdivision containing lots, tracts, and parcels which is
usually bounded by streets and/or the boundaries of the subdivision.

COLLECTOR STREET - A street which has the primary function of providin g for the
distribution of traffic within neighborhoods, and which carries through traffic and provides
access to abutting property.

COMMON LAND OR COMMON AREA - Any tract or parcel of land designated for
common use and ownership for: access; recreation; utilities; open space; or surface drainage
control.

COMPREHENSIVE PLAN - The general plan of the City and County of Denver as authorized
by Sub. Section 131.3-4 of the Revised Municipal Code.

CONTROLLED ACCESS HIGHWAY - A highway, street or roadway in respect to which
owners or occupants of abutting lands and other persons have no legal right of access to or from
the same except at such points only and in such manner as may be determined by the public
authority having jurisdiction over such highway, street or roadway.

CUL-DE-SAC - A short local street terminating in a vehicular turnaround.

DEAD END STREET - A street having only one outlet for vehicular traffic and which does not
meet the definitions of a cul-de-sac. Subdivisions that have dead end public streets will not be
approved.

DENVER CONNECTOR DISTRICT - An area outside or inside the geographical limits of the
City and County of Denver, having contractual arrangements with the City for the collection,
transportation, treatment and disposal of sewage waste.

DETENTION POND - A facility constructed to impound or retard peak storm runoff
temporarily.

DEVELOPER - Any person who causes land to be subdivided and/or developed.

DEVELOPMENT - Any manmade change to improved or unimproved real estate, including
but not limited to buildings, structures, filling, grading, paving, excavation or mining.




Subdivision Regulations _

Definitions

DEVELOPMENT REVIEW COMMITTEE - A committee consisting of the Director of
Planning and Development, the Manager of Public Works, the Zoning Administrator, the Chief
of the Fire Department, the Manager of Parks and Recreation, and the Manager of the Denver
Water Board, or their designated representatives.

DOUBLE FRONTED LOTS - Any lot or building site which faces on one street and backs on
another street.

EASEMENT - A grant by a property owner to another agency or owner, public or private, for a
specific use.

EASEMENT, DRAINAGE - An acquired legal right to use land owned by others for the
purpose of construction, operation and maintenance of storm and sanitary drainage facilities.

EASEMENT, UTILITY - An acquired legal right to use land owned by others for the
purpose of construction, operation, and maintenance of utilities necessary to serve the new
development.

FLOOD PLAIN - An area in and adjacent to a waterway or storm runoff channel, which is
subject to an intermediate regional (100 year) flood and which area thus is so adverse to past,
current or future construction or prudent land use as to constitute a significant hazard to public
health, safety or welfare. '

IMPROVEMENTS, OFF-SITE - Any public improvement outside the boundaries of a
subdivision that may be reasonably required by any agency of the City or by any utility provider
to properly serve the subdivision or to protect an adjacent use or property. Such improvements
include but are not limited to: the extension or enlargement of utility lines, roadways, drainage
control, water quality enhancement, right-of-way, or public facilities.

IMPROVEMENTS, STREET - Street pavements, curbs, gutters, sidewalks, pedestrian
walks, water mains, sanitary and storm sewers, underground gas lines, underground and
overhead electric and telephone lines, street trees, ornamental street lights, and such other
items within the public right-of-way as may be specifically designated by the Manager of
Public Works.

LAND SURVEY PLAT - A monumented land survey, which is required by state law under -
certain conditions, to mark the boundaries of a specified parcel of land for the purpose of
providing information which is not in the real estate records, and providing survey data for
subsequent land surveys. A land survey plat is not a subdivision. (See C.R.S. Title 38 Articles
50 and 51 for further information.) ' '

LOCAL STREET - A street which has the primary function of providing access to abutting
property. y '

LOT - A portion of a subdivision block defined by property lines and intended as a unit for the
transfer of ownership or for development.
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LOT LINE - The property line or lines which define a lot.

MYLAR - The commonly used name for any polyester film suitable for original and
photographically reproduced drawings or other images.

NUMBERING SYSTEM - The number assi gned to identify one from another in a series of
subdivisions all having the identical name. Also, the sequence of numbers assigned to identify
each of the Blocks and each of the Lots within a subdivision.

PEDESTRIAN RAMP - An area of concrete sloping from the sidewalk to the street at
intersections to assist people crossing the intersection.

PLAT - See Subdivision Plat

PRIVATE ROAD, STREET, OR DRIVE - Any road, street, or drive, which is owned in fee
title by private_ interest(s).

PROPERTY CORNERS - The nature and quality of property corners are governed by CRS,
38-51-105, Monumentation of Subdivisions, Para (1) (a-c). Solid steel pins (lot pins) are
sometimes used to provide for the accurate location of platted property lines.

RANGE LINE - A reference line to establish the street alignment and location of property
lines. Range lines are located in the street right-of-way normally 20’ east or 20° south of
property lines.

RANGE POINT - A reference point on the range line set at all street intersections and points of
curvature. Used to establish street alignment and location of property corners. A permanent
monument is placed on the ground to represent the range point.

RANGE POINT MONUMENT - A solid steel rod no less than 30" long nor less than 1" in
diameter set at street intersections and points of curvature. Used by a surveyor to establish street
alignment and property corners.

RANGE POINT BOX - An adjustable cast iron cylinder with cover, used to house a range
point monument.

ROADWAY - That portion of a right-of-way which is surfaced, improved, designed, or
ordinarily used for travel by motor vehicles.

SERVING PUBLIC UTILITY - Any corporation, firm, i)aﬂnership, association, company;
person or municipality engaged in the business of supplying the structures and properties in a
subdivision with natural gas, electricity, sanitary sewers, water, cable television, or fiber optics
cable. ‘

SEWER, BUILDING - The extension from the building drain to the public sewer or other place
of disposal.
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Preapplication Contacts

SEWER, PUBLIC - A sewer which is owned, operated and maintained by the City and County
of Denver or Metro Wastewater Reclamation District, or other municipal or quasi-municipal
corporation of the state.

SEWER, PRIVATE - A sewer privately owned and maintained, and used by one or more
properties.

SEWER, SANITARY - A pipe or conveying network of the public sanitary sewerage system
which carries sewage and to which storm, surface, and groundwaters are not intentionally
admitted.

SEWER, STORM - A pipe or conduit which carries storm and surface waters and drainage.

SEWER CONNECTION PERMIT - A permit issued under the authority of the Manager of
Public Works to a person for the purpose of connecting a building sewer to a public sewer. This
permit is issued only to a person licensed by the City to perform such work, and only then when
a sewer use permit has been issued previously.

SEWER USE APPLICATION - A form supplied by the Manager of Public Works to a person
requesting a Sewer Use Permit.

SEWER USE PERMIT - A permit issued under the authority of the Manager of Public Works
to a person authorizing the use of the City’s sewerage system for the purpose of disposing of
waste water. This permit is a requirement of a sewer connection permit.

STORM SEWER SYSTEM - A conveyance or system of conveyances including roads with
drainage systems, municipal streets, catch basins, curbs, gutters, ditches, man-made
channels, storm drains, pipes or conduits designed or used for collecting or conveying
stormwater.

STORMWATER - Precipitation-induced surface runoff.

STREET DEVELOPMENT REQUIREMENTS - A commitment by the subdivider-owner
specifying all right-of-way improvements that must be provided by the subdivider. (See
Example, Appendix 5)

STREET NAMES AND ADDRESSES - Street names and the addresses of all identified lots
within subdivisions shall be determined and assigned by the Dept. of Public Works.

STRUCTURE - Any manmade creation constructed, erected, formed, or placed in a more or
less permanent location on or in the ground.

SUBDIVISION PLAT - A map which graphically illustrates and creates the layout of a parcel
of land into Lots, Blocks and Streets. Also, the legal instrument which creates marketable
divisions of real estate and which conveys land to a governmental entity for public purposes. A
subdivision plat has no force or effect unless or until it has been enacted by council ordinance
and recorded in accordance with the subdivision ordinance.
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TRACT - An area of land designated on the subdivision plat, but primarily used for special
purposes. :

TREE LAWN - That portion of a ri ght-of-way between the curb line and the sidewalk, where
street trees and landscaping are to be located.

WATER QUALITY POND - A facility constructed to impound storm runoff to provide water
quality enhancement by the removal of pollutants through evaporation, infiltration, settling,
filtration, or biological uptake. _

ZONE LOT - The land designated as the building site for a structure; also, the land area
occupied by a use or a structure. Such land area shall be composed of a single parcel of
contiguous land and may be designated as a zone lot only by the owner or owners thereof. All
designations of zone lots shall be filed with the Zoning Administration.

NOTE: See complete definition in Section 59-2 (158) of the Revised Municipal Code.
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Preapplication Research and Analysis
PREAPPLICATION CONTACTS

1 Preapplication Conference

The applicant shall consult with the Planning and Development Office for technical advice,
information about subdividing, familiarization with the Comprehensive Plan and Zoning
Ordinance, and familiarization with any municipal plans or policies deemed relevant to the
subdivision in question.

2 Development Review Committee

The Planning and Development Office may suggest that the applicant either appear before the
Development Review Committee or contact one or more of the following agencies to discuss
the proposed subdivision.

Engineering Division, Department of Public Works: regulates all activities relating to
design of streets, including alignment, grades and construction specifications. Street
addresses and field survey checks are also controlled by this division. The City Surveyor
examines subdivision plats with regard to closure, area accuracy, and conformance to
engineering standards and legal requirements, and administers the scheduling for City
Council action and the recording of plats.

Transportation Division, Department of Public Works: responsible for control of all
vehicular and pedestrian traffic movement and use within the public right-of-way. This
Division determines right-of-way needs and requirements and also re gulates the design of
roadways and the location of sidewalks, curb cuts, speed change lanes, pavement marking
and signing, and intersections. A Street Development Requirements agreement is required
for all improvements in the public right-of-way.

Wastewater Management, Department of Public Works: regulates all activities
relating to the design, construction, use and maintenance of storm and sanitary sewers,
surface drainage and water quality enhancement of surface runoff.

Building Inspection Division, Department of Public Works: responsible for
enforcement of the Denver Building Code including building separation, heights,
construction types, and occupancy requirements.

Denver Water Department: responsible for water service in accordance with the
published policies of the Denver Water Board.

City Forester: concerned with the selection of species, placement, and care of trees
planted in the public right-of-way.

Fire Department: determines the location of fire hydrants and related water demand
requirements for the density of development proposed.

Zoning Administration: examines plats with regard to lot or parcel configurations (and
possible application of site plan requirements) to assure compatibility with zoning
regulations for lot size, lot frontage, building placement, height, and bulk.
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Parks and Recreation: concerned with the acquisition of open space, park and
recreational land in new and redevelopment areas.

School District No. 1: responsible for acquisition and development of school sites in new
development areas. The District reviews plats with regard to student pedestrian safety and
accessibility to schools.

Planning and Development Office: the coordinating agency for review of subdivisions.
This agency reviews plats with regard to design and interrelation of neighborhoods and the
public facilities which serve them. The Planning and Development Office is the
responsible agency for enforcement of the subdivision code requirements relating to
mandatory dedication of land for public purposes.

3_Other Contacts and Referrals

The developer shall also consult with the public utility companies in reference to the location
of utility lines and easements, and any special districts in which the project is located, prior to
the preparation of a Preliminary Plat.

4 Coordination of Review Process

The Planning and Development Office acts as the coordinating agency for the subdivision
review and approval process. All plat submittals, from the Preliminary through the Final,
shall be submitted directly to the Planning and Development Office. The Planning and
Development Office shall transmit to city agencies, as applicable, copies of the plat. Also,
copies of any written correspondence with other agencies shall be transmitted to the Planning
and Development Office. Any changes in the status of the project during the review process
shall be communicated to the Planning and Development Office.

10
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Subdivision Layout, Engineering and Design

PREAPPLICATION RESEARCH AND ANALYSIS

1 Survey and Legal Information

The applicant should obtain an accurate survey and legal description of the property to be
developed. The survey should be performed by a Colorado Registered Land Surveyor and
should identify property boundaries, monuments, existing structures (if any) and existing
easements. Note: Every professional land surveyor who sets a monument pursuant to
Colorado Revised Statutes section 38-51-104 or accepts a monument while performing a
monumented land survey and such monument is not of record either in the Denver Clerk and
Recorder’s Office or the Denver County Surveyor shall prepare and file a land survey plat in
accordance with CRS 38-50-101 and CRS 38-51-107. The applicant should also check the
Abstract of Title, the title insurance policy and/or the public records for restrictions on the
property and easements of record. All documents by which an interest in land is created,
transferred, encumbered or otherwise affected are recorded in the office of the County Clerk
and Recorder. These documents include recorded covenants, deed restrictions and easements.

2 Zoning
The Zoning Ordinance and/or the Zoning Administration Office should be consulted to
determine compliance with the zoning requirements for the zone district in which the
proposed development is located. If the proposed development does not comply, the applicant
should meet with the Zoning Administration and/or Planning and Development Office staff to
discuss options and-alternatives.

3 _Easements and Legal Restrictions

The applicant should obtain building setback requirements and building height restrictions, if
any, from the Zoning Administration and Building Inspection agencies. Any existing
easements on the property proposed for subdivision must be accurately determined. New
easements may be required for water, sewer, and utility service access. Multiple uses within a
given easement are encouraged. Proposed easements are subject to the approval of the
agencies and utilities involved. (Information contacts are listed below in Utilities)

4 Utilities
The location and adequacy of existing and potential utility service must be determined,

including water, sanitary sewer, storm sewer, gas, and electricity. Contract the Planning and
Development Office to obtain current phone numbers for the following utility services:

Denver Water Department, Water Sales Section Public Service Co.
Denver Wastewater Management, Plans Review Section TCI Cable
Traffic Signals and Signs

Contact the Denver Water Department’s Water Sales Section to determine the availability of
water service, and to request a preliminary evaluation as to what on-site and off-site
improvements and what easements will be required. The Water Sales Section will need to
know the fire flow requirements for the proposed development as determined by the Fire

11
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Subdivision Layout, Engineering and Design

Prevention Bureau, and the property address and/or legal description of the property.
Requests for determination of water availability may be made by phone or by letter.

Contact the Sanitary Planning Unit of the Wastewater Management Division (WMD) to
determine the availability of sanitary sewer service to the site (Note: Public sewers must be
located adjacent to each parcel and building). The WMD Sanitary Planning Unit will make a
preliminary evaluation as to what on-site and off-site improvements and what easements will
be required to provide sanitary sewer service.

5 Land Dedication

The applicant should consult with the Planning and Development Office staff to determine if
land must be dedicated for park or school sites, or if the site is affected by an annexation
agreement that requires land dedication for these purposes. The applicant should also contact
the Transportation Division to determine if right-of-way dedication will be required for new
streets or for the widening of existing streets or right-of-way. If access to the site is from a
designated State Highway, also contact the Colorado Department of Transportation for the
same determination.

6 Streets

The Transportation Planning Division of Public Works should be consulted in regard to street
plans for the area of the city in which the subdivision is to be located. The new subdivision
street system must provide a linkage with the existing adjacent streets and with future
subdivisions to be developed later. The hierarchy of existing adjacent streets (arterial,
collector, and local) must be taken into consideration in planning the streets for a new
subdivision. Space for the linkage and continuity of city-wide trails for walking and bicycling
must also be provided for if they extend through the proposed subdivision. Copies of the
Bicycle Master Plan are available from the Transportation Planning Division.

7_Site Drainage
Analysis of the site must be made to determine if the proposed development is in a drainage
course, floodplain, or floodway; and if there are areas of the site which could be considered to
be “wetlands.” Drainage master plans and maps delineating the floodplains and floodways
for major channels are available for inspection at the Wastewater Management Division.
Construction or fill in floodways is prohibited. Alteration of or construction in floodplains is
subject to the restrictions set forth in the floodplain ordinance. If any of the site appears to be
wetlands, contact the Tri-Lakes Project Office, U.S. Army Corps of Engineers, 9307 State
Highway 121, Littleton, CO 80123-6901 (phone 979-4120).

8 Site Design Context

The proposed subdivision project must conform to the objectives of the Denver
Comprehensive Plan and all applicable neighborhood or area plans. The applicant should
prepare a concept or sketch plan to scale that organizes and illustrates the general concept for
subdividing and developing the property. This plan will be necessary for meeting with
agency representatives during discussions regarding the proposed subdivision.

12
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Subdivision Layout, Engineering and Design

SUBDIVISION LAYOUT, ENGINEERING, AND DESIGN

1 Site Access

Developers or their agents are encouraged to contact the Transportation Division early in the
site planning process to determine access conditions or limitations, street occupancy
conditions or limitations, right-of-way dedication requirements and street construction
requirements that may be applicable to the site. This early contact is especially important for
sites on major streets or on unimproved streets. All needed ri ght-of-way improvements must
be designed in accordance with Chapter 49, Article VII of the Revised Municipal Code and
with the document, “Street Design Standards” (available from the Transportation Division).

2 Street Layout and Design

The street layout is one of the most influential design elements in the subdivision and, as
such, requires very careful analysis in the planning and review process. The street system
must be designed based upon a hierarchy of functions and to meet the projected traffic
demands. The street system must provide a vehicular and pedestrian linkage with existing
adjacent streets and future subdivisions to be developed later. The hierarchy of streets
(arterial, collector, and local) requires that each be designed for its purpose and its projected
traffic volume. Since the street plan, design, and construction is so critical to the overall
characteristics of the subdivision, numerous city agencies are involved in the review of street
layout and design.

General Considerations

a. Streets that are extensions of, or obviously in alignment with, existing named streets shall
bear the names of the existing streets. Street names shall be subject to the approval of the
Department of Public Works.

b. Layout shall be considered in relation to existing and planned future streets, topographical
conditions, soil conditions, drainage and erosion factors, public convenience and safety,
aesthetics and in their appropriate relation to the proposed use of the land to be served.

¢. When any part of a collector, arterial or limited access facility, indicated as such on the
transportation plan of the City, passes through a proposed subdivision, such part shall be
dedicated in the location and at the width indicated on the plan. '

d. The dedication of a half street shall not be accepted unless the subdivider:

1. Obtains for the City a dedication from the abutting landowner of the other one-half
of the street; and

2. Obtains from the said abutting landowner an agreement in a form satisfactory to the
City Attorney which guarantees the cost and construction of the improvements on the
half street within a time suitable to the Director of Public Works; and guarantees the
construction of the improvements on the half street which he is dedicating; or

3. Agrees to other similar arrangements recommended by the Manager of Public Works.

13
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Subdivision Layout, Engineering and Design
The layout of internal streets for residential subdivisions shall be designed to discourage
the use of these streets by major vehicular through traffic.

When a subdivision abuts and controls access to public lands or existing streets, access
shall be provided in the form required by the public agency involved.

. Streets which are stub streets designated to provide future connection with adjacent
unplatted land shall be provided with a temporary turnaround at the stub end.

. Cul-de-sacs shall not exceed

400 feet in length and shall
have a turnaround with a
minimum radius determined
by the Transportation
Division, and agreed upon by f
the Fire Department. _
Alternative turnaround |
designs may be acceptable if y |
approved by these agencies. ooy
In the event the Cul-de-sac "
drains into the closed end,
storm sewers or other
drainage structures shall be
required to dispose of storm
water satisfactorily.

SHOULD NOT EXCEED 400" - o

CUL de SACS

Alleys open at both ends may be required in commercial and industrial districts.

All changes in street bearings shall be connected with curves tangent to the bearing at
both ends. There shall be a tangent of at least 100 feet in length measured at the
centerline at both ends.

- When a subdivision abuts or contains an existing or proposed freeway or major arterial,
restriction of access may require the platting of a frontage road and/or a visual screen
planting easement.

Street design shall be in conformance with design standards in this document, the
Transportation Division “Street Design Standards” and the proposed vehicular demands
imposed by the development.

Intersection Design
Right angle intersections shall be used whenever practicable.

Intersecting collector and local streets shall not empty into the same side of an arterial
street at intervals of less than 800 feet. :

Street curb intersections shall be rounded by a tangential arc with a minimum radius of 15
feet for single-family local residential streets and cul-de-sacs, and 35 feet for intersections
including multi-family residential, business, industrial, collector and arterial streets.

14
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Subdivision Layout, Engineering and Design

d. All proposed intersections with state highways will require approval of the Colorado
Department of Transportation. :

Street Construction

a. Roadways, curb and gutter, detached sidewalks, street trees, and pedestrian ramps are
required as specified in current Department of Public Works standards.

b. Roadway drainage structures such as bridges, culverts, cross pans, inlets, curbs and
gutters are to be provided as required and in conformance with current Department of
Public Works standards. :

c. Inno case shall street grades exceed 4 percent within one hundred feet of an intersection.

d. Where railroad crossings are proposed or are affected, provisions for grade separations,
buffer strips and safety protection devices shall be provided by the applicant as required.
Obtaining approval from the affected railroad company and the Colorado Public Utilities
Commission where applicable shall be the applicant’s responsibility.

Private Streets

a. The use of private streets will be limited and is permitted only upon approval of the plan
by the Planning and Development Office. Private streets shall be confined to closed loops
and dead-end streets and are not to be used for throu gh traffic.

The Street Development Requirements

a. Prior to the approval of any subdivision plat that will require improvements to a public
street, the Transportation Division will require the owner of the land proposed for
subdivision to sign a “Street Development Requirements” document outlining the City’s
requirements for the design and construction of streets, curbs, curb cuts, sidewalks and
street lighting. (Note: some projects may require that plan and profile drawings, prepared
by a licensed engineer, be submitted and approved). These requirements must be signed
by the developer prior to the issuance of building permits or, if applicable, prior to the
approval of PBG site plans, PUD site plans or subdivision plats.

b. A sample Street Development Requirements form is included in the Appendix.

The developer will be required to pay all or a portion of the construction cost of new
improvements. All construction must be in accordance with City standards.

Responsibility for Street Construction
The dedication and construction of public streets is based on three general principles:

a. The developer is responsible for the dedication of right-of-way and the construction of
streets to the extent required for proper service to the area being developed (Note:
“Proper Service” is defined as the construction of all adjacent frontage and horizontal and
vertical transitions so as to maintain safe operation).

b. The developer is responsible for the tree lawn landscaping within the right-of-way and for
the improvements which may be required adjacent to the right-of-way.
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c. The City is responsible for additional street facilities necessary for City service beyond
- the needs of the area to be developed. Improvements for which the City is responsible are
subject to the appropriation of funds.

Allowance for Staged Street Construction

a. Local or collector streets: When a local or collector street is constructed in stages, the
developer of the first one-half of the street opened for traffic shall construct the adjacent
curb, gutter, and sidewalk in the standard location, and shall construct 26 feet of pavement
from the flowline to a temporary edge of pavement. The developer is also responsible for
end transitions, intersection paving, drainage facilities, grading, efc., as necessary for
staged construction and safe traffic operation.

b. Arterial streets. The standard geometry for new arterial streets is based on staged street
construction, with the adjacent landowners completing the outside roadways before the P
City completes the middle or median portion of the cross section. The construction
details for staged construction of new arterial streets may vary according to the existing
conditions at the site, such as the width and profile of the existing asphalt roadway
relative to the plan and profile of new roadways. The followin g items will be required as
necessary for proper staged construction and safe traffic operation:

1. The developer of the first new roadway opened for traffic (no existing street in place)
is required to: construct 26 feet of pavement from the flowline to the center edge of
the pavement; modify portions of existing streets as necessary to match grades with
the new roadway; and to remove existing streets if they cannot be modified to match
grades with the new roadway.

2. The developer of the second new roadway opened for traffic is required to grade and
shape the median area as necessary to provide a crowned dirt median, and to remove
the existing centerline street if present.

3. The developer of each new roadway opened for traffic is also responsible for end
transitions, median crossovers, drainage facilities, grading, etc., as necessary for
staged construction and safe traffic operation.

4. The standard geometry for new arterial streets uses 6 inch vertical curbs with gutters,
5 foot detached concrete sidewalks, two roadways with a minimum of 26 feet of
pavement on each roadway, and an undeveloped median on a total of 120 feet of
right-of-way.
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Standards for Minor Local Public Streets in Single-Family Residential Neighborhoods

The design standard for single-family residential local streets shall be used in single-family
residential districts which includes RS-4, R-0, R-1, and R-X Districts in the Denver Zoning
Ordinance, as well as in single-family residential areas zoned PUD, Gateway, etc., provided the
proposed density in those areas is comparable to the R-1 district. The local street plan for new
projects should be designed to provide local neighborhood access and circulation connecting the
abutting properties to the collector and arterial street system without encouraging through traffic
on the local streets. Local streets generally should not intersect arterial streets, but may as
necessary to provide adequate neighborhood access.

The standard geometry uses a drive-over curb, detached sidewalk with pedestrian ramps, street
trees in the tree lawn with the spacing and species approved by the City Forester, and 32 feet of
pavement (flowline to flowline) within a 50 foot of right-of-way.

CENTERLINE

|
concaere! -—l -— 1 1— ’& I'H -
SIOEWALK! 1 II! | Stk

.\/ \/\\/ NS ) SA < N NN, ; D b AN N \/\\/ \\4
DR R R R L I
1¢' i 16 ' '

XY X N N X 7 AN
\/\ W 6, 5| t 7:6-__ Kﬁ\én__,_,:__sl_:‘_ 6! —
! TREE ! TREE '
Lo 32 |
I 1
i |
<— 10'6"—= 50' RIGHT -OF- WAY g0 —"
SOEWALK AND 1 . SDEWALK D
UTRATY EASEMENT | UTILITY EASEMENT
MINOR LOCAL STREET
STANDARD CROSS SECTION

50°Right-of-Way, 32' Street
NOTE: Special Approval is required for use of this cross-section,
Provide information conceming proposed length of street, adjacent
development density, and provision for off-street parking.

17



Subdivision Regulations

Subdivision Layout, Engineering and Design

Standards for Local Public Streets in Single-Family Residential Districts

The following standards for local public streets in single-family residential areas apply in the
RS-4, R-0, R-1, and R-X zone districts, as well as to single-family residential developments
zoned PUD and R-2, provided the proposed density in these areas does not exceed ten dwelling
units per net acre. Local streets should be arranged so as to provide local, neighborhood access
to and from the collector and arterial street system; and to discourage non-local, or through,
traffic. Generally, local streets should not intersect arterial streets, but may have to in order to
provide adequate neighborhood access.

The standard design for local streets in single-family residential areas uses a drive-over curb,
detached sidewalks with pedestrian ramps, street trees of a species and spacing approved by the
City Forester, and a street width of 36 feet (flowline to flowline) within a right-of-way of 50 feet.
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Standards for Local Public Streets in Multi-family, Business and Industrial Districts

The design standards for local public streets in multi-family residential areas and in
non-residential areas apply in all zone districts except the following: RS-4, R-0, R-1 and R-X
zone districts, and PUD zone districts involving single-family residential development. Local
streets should be arranged so as to provide local access to and from the collector and arterial
street system, and to discourage non-local, or through, traffic.

The standard design for local streets in both multi-family residential areas and in non-residential
areas uses a 6-inch vertical curb and gutter, detached sidewalks with pedestrian ramps, street
trees in the tree lawn with the species and spacing approved by the City Forester, with a street
width of 44 feet (flowline to flowline) within a right-of-way of 60 feet.
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Standards for Collector Streets in All Zone Districts

The design standards for public collector streets apply in all zone districts. Collector streets
should be arranged so as: to connect local neighborhood streets to the arterial street system, to be
about one mile long, to extend about one-half mile on each side of arterial streets, and to
intersect with arterial streets at intervals of approximately one-third of a mile.

The standard design for collector streets uses a six inch vertical curb with gutter, detached
sidewalks with pedestrian ramps, street trees of a species and spacing approved by the City
Forester, and a street width of 60 feet (flowline to flowline) within a right-of-way of 80 feet.
Where a collector street approaches an intersection with an arterial street, it may be necessary to
increase street width to 74 feet (flowline to flowline) within an increased right-of-way of 100
feet to provide needed turn lanes (an additional right-of-way triangle may be needed at the
intersection to accommodate pedestrian ramps). On-street parking may not be permitted in the
widened section, and the abutting land uses should be designed accordingly. In all cases, the
adjoining property owner is responsible for providing right-of-way to the centerline of the street
and for street construction to the centerline of the street.

In some cases, additional right-of-way may be required so as to accommodate a detached
hike-bike path, eight feet in width. Detached hike-bike paths may be required on one or both
sides of a collector street.
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Standards for Arterial Streets in All Zone Districts

The design standards for arterial streets apply to all zone districts. Arterial streets are generally
required at one mile intervals, usually on section lines. The specific design for arterial streets will
be determined by the Transportation Division on a case-by-case basis. Subdivision developers
adjacent to arterial streets are responsible for:

(1) Deeding right-of-way as necessary to provide 60 feet of right-of-way from the
property line to the center line of the arterial street;

(2) Constructing curb, gutter, detached sidewalk, up to 26 feet of pavement, pedestrian
ramps, street trees of a species and spacing approved by the City Forester, end
transitions, intersection paving, drainage facilities, etc., as necessary for staged street
construction and safe traffic operation; and

(3) Surfacing or landscaping of any unimproved right-of-way (tree lawns and the area
between the property line and the sidewalk) that is screened from private property by
fences or walls. Detailed plans for the surfacing and landscaping of these areas, as
well as plans for the maintenance of such surfacing and landscaping, must be
presented to the Planning and Development Office for review and approval.

The City is responsible for completing the middle or median portion of the arterial street to the
extent exceeding the construction responsibilities of the landowner. Completion by the City is
subject to the appropriation of funds. However, the City will accept construction of the section
of street normally deemed to be City responsibility as a donation from the adjacent developer to
the City (in addition to any required construction).
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