
 

i 

 
 
 
 

APPENDIX 
(SECTION G TO REPORT) 

 
 

REPORT 
 

 TO CHERRY HILLS VILLAGE CITY COUNCIL 
 

BY 
 

RESIDENTIAL DEVELOPMENT  
STANDARDS COMMITTEE 

 
 
 
 

SEPTEMBER 30, 2009 
 
 
 
 
 
 
 
 
 
 
 



 

ii 

 
G. Appendix 
 
Tab 1) Resolution 17, Series 2008



 

iii 

 



 

iv 

Tab 2) Public Meeting Survey Results 
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Tab 3) – Floor Area Ratio (FAR) and Home Size Data 
 
 
Allowable Single-Story Building Areas for Sample Lot under Current 
Zoning  
 
Zone District Min Gross Lot Size Buildable Area*  

R-1  (2.50 AC) 108,900 Sq. Ft.  64,400 Sq. Ft. 
R-2  (1.25 AC) 54,450 Sq. Ft.  24,448 Sq. Ft. 
R-3  (1.00 AC) 43,560 Sq. Ft.  21,221 Sq. Ft. 
R-4  (0.50 AC) 21,780 Sq. Ft. 7,702 Sq. Ft. 
R-5  (16,000 SF)  16,000 Sq. Ft.  8,528 Sq. Ft. 
 
*This may be less than maximum house size because the property owner could build more than 

this by adding a second story. 

 
 
Village-Wide House Size Data: Above-Ground Livable Area + Garage* 
*Includes walkout basements 

n = 2,159 Housing Units 
 
House Size 

Low Value = 1,260 Sq. Ft.  
High Value = 28,037 Sq. Ft.  
Mean = 5,385 Sq. Ft.  
Median = 4,165 Sq. Ft.  

Floor Area Ratio 

Low Value = .005 FAR 
High Value = .449 FAR 
Mean = .141 FAR 
Median = .103 FAR 

 

Average Size of New Homes - 2005 through 2008 

Compared to Average Size of All Homes in Village
(All Above Ground Livable Area Including Walk-Out Basements and Garages)

5,385

9,276
8,837

10,087

8,882

0

2,000

4,000

6,000

8,000

10,000

12,000

Average of All

Homes in

Village

2005 2006 2007 2008
Average Size of New Homes by Year

S
q
u
a
re
 F
e
e
t 



 

x
 

V
il
la
g
e
 W
id
e

F
A
R
 -
 W

it
h
 G
a
ra
g
e

5

1
6

4
2

6
4

1
0
0
1
0
2

9
8

1
1
1

1
0
4

1
2
1

1
0
6

1
1
6

8
0

8
9

9
6

8
5

8
5

1
1
2

9
1

8
2

8
3

1
1
8

3
9

3
3

2
2

1
9

2
2

1
5

1
3

1
8

9
1
1

8

1
2

8
6

5
4

4
2

1
0

0
2

0
0
.2
%

1.
0
%

2
.9
%

5
.9
%

10
.5
%

15
.2
%

19
.8
%

2
4
.9
%

2
9
.7
%

3
5
.3
%

4
0
.3
%

4
5
.6
%

4
9
.3
%

5
3
.5
%

5
7
.9
%

6
1.
8
%

6
5
.8
%

7
1.
0
%

7
5
.2
%

7
9
.0
%

8
2
.8
%

8
8
.3
%
9
0
.1
%
9
1.
6
%
9
2
.6
%
9
3
.5
%
9
4
.5
%
9
5
.2
%
9
5
.8
%
9
6
.7
%
9
7
.1
%
9
7
.6
%
9
8
.0
%
9
8
.5
%
9
8
.9
%
9
9
.2
%
9
9
.4
%
9
9
.6
%
9
9
.8
%
9
9
.9
%
9
9
.9
%
9
9
.9
%
9
9
.9
%
10
0
.0
%1
0
0
.0
%

0

2
0

4
0

6
0

8
0

1
0
0

1
2
0

1
4
0

0.01

0.02

0.03

0.04

0.05

0.06

0.07

0.08

0.09

0.1

0.11

0.12

0.13

0.14

0.15

0.16

0.17

0.18

0.19

0.2

0.21

0.23

0.24

0.25

0.26

0.27

0.28

0.29

0.3

0.31

0.32

0.33

0.34

0.35

0.36

0.37

0.38

0.39

0.4

0.41

0.42

0.43

0.44

0.45

More

F
A
R
 (
W
ith
 G
a
ra
g
e
)

Frequency

0
%

2
0
%

4
0
%

6
0
%

8
0
%

1
0
0
%

1
2
0
%

 



 

x
i 

R
-1
, 
2
 1
/2
-A
c
re
 R
e
s
id
e
n
ti
a
l 
D
is
tr
ic
t

F
A
R
 -
 W

it
h
 G
a
ra
g
e

1

1
5

4
1

5
4

7
3

6
1

5
5

5
1

4
2

2
6

2
2

1
6

5

8
8

3
4

1
0

0
0

0
0

1
0

0
0

0
0

0
0

0
0

2
0

0
.2
%

3
.3
%

11
.7
%

2
2
.7
%

3
7
.6
%

5
0
.1
%

6
1.
3
%

7
1.
8
%

8
0
.4
%

8
5
.7
%

9
3
.5
%

9
4
.5
%

9
6
.1
%

9
7
.8
%
9
8
.4
%

9
9
.2
%

9
9
.4
%

9
9
.4
%

9
9
.4
%
9
9
.4
%

9
9
.4
%

9
9
.4
%

9
9
.6
%
9
9
.6
%

9
9
.6
%

9
9
.6
%

9
9
.6
%
9
9
.6
%

9
9
.6
%

9
9
.6
%

9
9
.6
%

9
9
.6
%
10
0
.0
%
10
0
.0
%

9
0
.2
%

0

1
0

2
0

3
0

4
0

5
0

6
0

7
0

8
0

0.01

0.02

0.03

0.04

0.05

0.06

0.07

0.08

0.09

0.1

0.11

0.12

0.13

0.14

0.15

0.16

0.17

0.18

0.19

0.2

0.21

0.23

0.24

0.25

0.26

0.27

0.28

0.29

0.3

0.31

0.32

0.33

0.34

0.35

More

F
A
R
 (
W
it
h
 G
a
ra
g
e
)

Frequency

0
%

2
0
%

4
0
%

6
0
%

8
0
%

1
0
0
%

1
2
0
%

 



 

x
ii
 

R
-2
, 
1
 1
/4
-A
c
re
 R
e
s
id
e
n
ti
a
l 
D
is
tr
ic
t

F
A
R
 -
 W

it
h
 G
a
ra
g
e

4

9

1
8

1
5

2
0

2
0

1
7

2
2

1
1

5

1
0

4

2
2

1

0
0

1
1

0
0

1

0
0

0
0

0
0

0

1

0

2
8
.0
%

4
0
.2
%

5
2
.4
%

6
2
.8
%

7
6
.2
%

8
2
.9
%

8
6
.0
%

9
2
.1
%

9
4
.5
%

9
5
.7
%

9
7
.0
%

9
7
.6
%

9
7
.6
%

9
7
.6
%

9
8
.2
%

9
8
.8
%

9
8
.8
%

9
8
.8
%

9
9
.4
%

9
9
.4
%

9
9
.4
%

9
9
.4
%

9
9
.4
%

9
9
.4
%

9
9
.4
%

9
9
.4
%

10
0
.0
%

10
0
.0
%

18
.9
%

7
.9
%

2
.4
%

05

1
0

1
5

2
0

2
5

0.04

0.05

0.06

0.07

0.08

0.09

0.1

0.11

0.12

0.13

0.14

0.15

0.16

0.17

0.18

0.19

0.2

0.21

0.23

0.24

0.25

0.26

0.27

0.28

0.29

0.3

0.31

0.32

0.33

0.34

More

F
A
R
 (
W
it
h
 G
a
ra
g
e
)

Frequency

0
%

2
0
%

4
0
%

6
0
%

8
0
%

1
0
0
%

1
2
0
%

 



 

x
ii
i 

R
-3
, 
1
-A
c
re
 R
e
s
id
e
n
ti
a
l 
D
is
tr
ic
t

F
A
R
 -
 W

it
h
 G
a
ra
g
e

1
1

5

1
5

2
1

2
6

3
7

3
9

6
5

4
7

7
3

4
4

3
7

5
0

3
8

3
1

4
6

2
3

1
9

2
0

2
7

1
1

4
5

4

1
2

1
2

0
0

2
0

1
0

3
.2
%

6
.2
%

9
.9
%

15
.2
%

2
0
.8
%

3
0
.1
%

3
6
.8
%

4
7
.3
%

5
3
.6
%

5
8
.9
%

6
6
.0
%

7
1.
5
%

7
5
.9
%

8
2
.5
%

8
5
.8
%

8
8
.5
%

9
1.
4
%

9
5
.3
%

9
6
.8
%

9
7
.4
%

9
8
.1
%

9
8
.7
%

9
8
.9
%

9
9
.1
%

9
9
.3
%
9
9
.6
%

9
9
.6
%

9
9
.6
%

9
9
.9
%

9
9
.9
%
10
0
.0
%
10
0
.0
%

1.
0
%

0
.3
%

0
.1
%

0

1
0

2
0

3
0

4
0

5
0

6
0

7
0

8
0

0.02

0.03

0.04

0.05

0.06

0.07

0.08

0.09

0.1

0.11

0.12

0.13

0.14

0.15

0.16

0.17

0.18

0.19

0.2

0.21

0.23

0.24

0.25

0.26

0.27

0.28

0.29

0.3

0.31

0.32

0.33

0.34

0.35

0.36

More

F
A
R
 (
W
it
h
 G
a
ra
g
e
)

Frequency

0
%

2
0
%

4
0
%

6
0
%

8
0
%

1
0
0
%

1
2
0
%

 



 

x
iv
 

R
-3
A
, 
V
a
ri
a
b
le
 L
o
t 
R
e
s
id
e
n
ti
a
l 
D
is
tr
ic
t

F
A
R
 -
 W

it
h
 G
a
ra
g
e

1

0
0

0
0

4

0
0

2
2

2

5

8

3

1
0

2

0

9

7

8

9

3

6

4

9

6

5

3

4

2
2

1

0
0

2

0

7
.6
%

3
1.
1%

3
2
.8
%
3
2
.8
%

4
0
.3
%

4
6
.2
%

5
2
.9
%

6
0
.5
%

6
3
.0
%

6
8
.1
%

7
1.
4
%

7
9
.0
%

8
4
.0
%

8
8
.2
%

9
0
.8
%

9
4
.1
%

9
5
.8
%

9
7
.5
%

9
8
.3
%
9
8
.3
%
9
8
.3
%
10
0
.0
%
10
0
.0
%

2
2
.7
%

2
0
.2
%

13
.4
%

9
.2
%

5
.9
%

4
.2
%

4
.2
%

4
.2
%

0
.8
%

0
.8
%

0
.8
%

0
.8
%

0
.8
%

02468

1
0

1
2

0.1

0.11

0.12

0.13

0.14

0.15

0.16

0.17

0.18

0.19

0.2

0.21

0.23

0.24

0.25

0.26

0.27

0.28

0.29

0.3

0.31

0.32

0.33

0.34

0.35

0.36

0.37

0.38

0.39

0.4

0.41

0.42

0.43

0.44

0.45

More

F
A
R
 (
W
it
h
 G
a
ra
g
e
)

Frequency

0
%

2
0
%

4
0
%

6
0
%

8
0
%

1
0
0
%

1
2
0
%

 



 

x
v
 

R
-4
, 
1
/2
-A
c
re
 R
e
s
id
e
n
ti
a
l 
D
is
tr
ic
t

F
A
R
 -
 W

it
h
 G
a
ra
g
e

1
0

2
2

8

1
2

1
4

2
0

2
3

2
7

3
4

4
2

5
0

4
7

5
1

4
1

1
8

1
7

1
3

1
2

6

3

6
5

5

1
2

1
1

2

0

2

0

6
8

9
10
.8
%

15
.0
%

2
0
.0
%

2
6
.2
%

3
3
.9
%

4
3
.1
%

5
1.
7
%

6
1.
1%

6
8
.6
%

8
1.
1%

8
4
.4
%

8
7
.5
%

8
9
.9
%

9
2
.1
%

9
3
.8
%

9
4
.9
%

9
5
.4
%

9
6
.5
%

9
7
.4
%

9
8
.3
%

9
8
.5
%

9
8
.9
%

9
9
.1
%

9
9
.3
%

9
9
.6
%

9
9
.6
%
10
0
.0
%
10
0
.0
%

7
.2
%

2
.4
%

0
.9
%

0
.6
%

0
.2
%

0
.2
%

4
.6
%

0

1
0

2
0

3
0

4
0

5
0

6
0

7
0

0.06

0.07

0.08

0.09

0.1

0.11

0.12

0.13

0.14

0.15

0.16

0.17

0.18

0.19

0.2

0.21

0.23

0.24

0.25

0.26

0.27

0.28

0.29

0.3

0.31

0.32

0.33

0.34

0.35

0.36

0.37

0.38

0.39

0.4

More

F
A
R
 (
W
it
h
 G
a
ra
g
e
)

Frequency

0
%

2
0
%

4
0
%

6
0
%

8
0
%

1
0
0
%

1
2
0
%

 



 

x
v
i 

R
-5
, 
1
6
,0
0
0
-S
q
u
a
re
 F
o
o
t 
R
e
s
id
e
n
ti
a
l 
D
is
tr
ic
t

F
A
R
 -
 W

it
h
 G
a
ra
g
e

5

2

7

5

1
1

1
9

1
0

1
5

1
4

7

1
1

3
3

0

1
1

1

0

4
.7
%

6
.6
%

13
.2
%

17
.9
%

2
8
.3
%

4
6
.2
%

5
5
.7
%

6
9
.8
%

8
9
.6
%

9
0
.6
%

9
1.
5
%

9
4
.3
%

9
7
.2
%

9
7
.2
%

9
8
.1
%

9
9
.1
%

10
0
.0
%

10
0
.0
%

8
3
.0
%

02468

1
0

1
2

1
4

1
6

1
8

2
0

0.14

0.15

0.16

0.17

0.18

0.19

0.2

0.21

0.23

0.24

0.25

0.26

0.27

0.28

0.29

0.3

0.31

0.32

More

F
A
R
 (
W
it
h
 G
a
ra
g
e
)

Frequency

0
%

2
0
%

4
0
%

6
0
%

8
0
%

1
0
0
%

1
2
0
%

 



 

xvii 



 

xviii 

Tab 4) – Incentive Systems    

 
 
Description 

Today’s CHV Zoning Ordinance is simple, but allows significant latitude for property 
owners to develop their land in a way that can negatively impact neighbors and the 
broader community.  The recent spate of new construction has brought into focus the 
limitations of the current CHV Zoning Ordinance.  Neighbors complain of a loss of 
mature landscaping, privacy and access to daylight.  Some do not like the scale of new 
homes and their impact on the global environment.  On the other hand, some builders 
and landowners resist any change to the Zoning Ordinance that might impact their 
property values by limiting their ability to redevelop at currently allowable levels.  An 
updated zoning ordinance using an incentive-based system might allow a compromise 
that could be embraced by these divergent points of view. 

Incentive zoning is intended to provide a reward-based system to encourage 
development that meets established goals. Typically, a base level of prescriptive 
limitations on development will be established and a list of incentive criteria will be 
adopted by property owners at their discretion.  .    

In Cherry Hills Village, the development goals discussed in this report could be wrapped 
around an incentive-based system using Floor Area Ratio.  Instead of Zoning Ordinance 
mandates for daylight planes, mature landscaping, or sustainability, property owners 
could be incentivized to meet these goals in their redevelopment projects using 
increases in allowable floor area ratio. 

Recommendation 
 

• The RDSC is not recommending implementation of an incentive-based system at 
this time; however, the option is available to the City Council if it is found to be 
more palatable to Council and the community. 

• An incentive-based system for CHV might start with a fairly low baseline 
allowable floor area ratio, and allow increases for meeting a menu of optional 
development goals including:   

o Daylight Plane and Setback 
o Neighborhood Context Review 
o Mature Landscaping Preservation 
o Sustainability 
o Grading Limitations 

 

• As a starting point, the initial FAR could use the maximum floor area prescribed 
already in the CHV Zoning Ordinance for non-conforming lots based on lot size. 

• Each of the above development goals could be incentivized by increasing the 
allowable floor area by an established percentage.  The percentage increase for 
achieving each goal could be weighted based on Council and community 
priorities. 

 



 

xix 

City-wide versus Neighborhood Specific Approaches 
 
Although the overall approach to an incentive-based system could be adopted City-wide, 
its flexibility could allow weighting of specific criteria based on different constraints or 
issues in each neighborhood.  With its flexibility, an incentive based system might be 
easily adapted to neighborhood review processes or covenants that are already in place. 

 
Comparable Community Approaches 

Incentive zoning has become more common throughout the United States during the last 
20 years.  In the US, incentive-based zoning is typically limited to specific categories 
within a broader prescriptive code. New Zealand's planning system, however, is 
grounded in effects-based Performance Zoning under the Resource Management Act 
1991. 

Pros and Cons 

Pros: 

 
• Incentive zoning offers a high level of flexibility, rationality, transparency and 

accountability.   

• Incentive zoning avoids the arbitrary nature of the prescriptive approach, and 
better accommodates market principles and private property rights. 

• During the RDSC public input process, many people highlighted “incentive” 
systems rather than prescriptive systems as a desirable approach for Cherry Hills 
Village development controls. 

 
Cons: 

 
• The development goals suggested in this report should not be optional.  These 

goals should be accepted minimum standards for a community like ours at the 
beginning of the 21st century. 

• Many redevelopment projects could easily ignore the development goals and still 
conform to an updated Zoning Ordinance. 

• Incentive zoning can be complex to administer.   

• The initial creation of the incentive structure in order to best serve planning 
priorities can be challenging and require extensive ongoing revision to maintain 
balance between incentive magnitude and value given to landowners. 

• An incentive based system may require a high level of discretionary activity on 
the part of the City. 

 
 


