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ABSTRACT 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If 
posstble, answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on 
a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited 
to the area provided on the original form. 

Project Name Highlands' Garden Village 

Address 3755 Tennyson Citv/State/Zip Denver, CO 80212 

I. Give a brief overview of the project, including major project goals. 

Highlands' Garden Village (HGV) is a 30-acre urban in-fill, environmentally responsible, mixed-use development consisting of 306 
residential units and 75,000 SF of commercial space. The development includes 52 single-family houses, 36 townhouses, 20 carriage 
houses, 63 senior and 74 multi-family market rate and affordable apartments, live-work, co-housing, office and retail set within a 
pedestrian friendly network of parks and walkways. HGV sits on the former site of the historic Elitch Gardens amusement park. 
Adaptive reuse of historic features of the amusement park, such as rehabilitating the 110 year-old Elitch Theatre for non-profit and 
educational uses, converting the carousel pavilion into a meditation labyrinth and community gathering space, and preserving the 
historic entrance to the park as the main entrance to HGV, serve as the cultural and civic backbone of the community. Community 
events that occur in these spaces include a farmers market, a Sunday concert series, an outdoor movie series and private events such as 
weddings and Bar Mitzvahs. The development also includes a kindergarten through gth grade charter school (Denver Academy of Arts 
and Technology). 

The goals ofHGV were to: 
Provide a model for the re-use of small, vacated urban sites including declining malls, and other infilllocations, 
Provide a model for revitalizing deteriorating urban arterials and spurring economic development in surrounding 
communities, 
Provide a model of green building techniques across a range of building types, 
Provide a model for socially responsible mixed use, mixed income development, that includes quality affordable housing, 
Increase the generation of sales tax throughout the Highlands neighborhood, 
Achieve a LEED Silver Rating for the building that houses Sunflower Market, the anchor grocer, 
Provide a healthy commuuity in which people of all ages and from all socio-economic groups could reside, 
Provide a sense of commuuity, and make the Highlands Neighborhood into a more attractive commuuity in which to Jive and 
work. 

2. Why does the project merit the Rudy Bruner Award for Urban Excellence? (You may wish to consider such factors as: effect on 
the urban environment; innovative or unique approaches to any aspect of project development; new and creative approaches to urban 
issues; design quality.) 

Highlands' Garden Village is a successful model for revitalizing underused sites and supporting the revitalization of neighborhoods. 
When Perry Rose began its work, the surrounding neighborhood was in decline and one side of the site fronted a deteriorating 
commercial corridor. Today HGV is a mixed-use, mixed income village in the middle of one of Denver's most desirable 
neighborhoods, and due to the significant level of affordable housing at HGV, a broad range of community residents benefited. 

HGV's extraordinary range of uses, housing types, and price points demonstrates that not only can =aller, infill sites accommodate 
diversity, but that diversity may enhance their economic and social viability. HGV's network of gardens, pocket parks and pathways 
combined with community programming in the public spaces and senior building, serve as innovative tools for connecting the diverse 
community both physically and socially. Furthermore, through phasing of uses, appropriate scale and classic design elements 
common to Denver's historic neighborhoods, HGV's edge conditions and street grid are designed to integrate with the surrounding 
neighborhood, further expanding HGV's positive impact on the broader community. 

HGV is an early example of the use of extensive green building techniques. The single family homes exceed Colorado's Built Green 
and EnergyStar programs' requirements. All of the buildings incorporate recycled materials, low VOC products, energy efficient 
windows and more. The neighborhood's roadbeds are constructed from concrete recycled directly on site from the demolition of the 
amusement park. The landscaping consists of water-conserving native plants and special efforts were made to keep many of the site's 
existing trees. All of the community buildings and site lighting are powered by wind generated electricity. 

The developer also used HGV as an opportunity to create a model urban school, demonstrating that successful schools do not need to 
be an intensive land use. By using HGV's entrance park and plaza as playground space, the school was able to reduce land use from 
the 5 to 10 acres typically required of schools in Denver to I acre. 



PROJECT DESCRIPTION 
Please answer questions in space provided. . Applicants should feel free to use photocopies of the application fonns if needed. If 
possible, answers to all questions should be typed or written directly on the fonns. If the fonns are not used and answers are typed on 
a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited 
to the area provided on the original fonn. 

1. Describe the underlying values of the project. What, if any, significant trade-offs were required to implement the project? 
Highlands Garden Village is based upon six inter-related values: 
I. Diversity: Communities, similar to biological systems, thrive when they are diverse, and are vulnerable if they become 

monocultures. 
2. Environmental and Social Responsibility: It is important to choose the right places to build (in fill vs. green field development), 

and when we build to use environmentally conscious strategies, technologies and materials. Additionally, the built environment 
should honor our history and values. 

3. Livelihood: Community design should promote balanced and enriched lives by fostering integration of all parts of life by creating 
places where individuals can live, work, play, worship and learn in close proximity. 

4. Interdependence: Projects, their users and their surroundings are interrelated. 
5. Impennanence: Things change, so we should plan for the future and design in a way that is adaptable. 
6. Quality design: Site plans and structures should be designed to be functional, to accommodate change, to respect the historic and 

natural features of the site, and to promote a sense of place. 

Significant trade offs 
Financial Motivation vs. Social Responsibility: In an effort to respect the history of the site, we preserved the historic entrance to the 
amusement park as a botanic garden, and preserved the location of a historic irrigation ditch by single loading a row of single family 
homes. Similarly, our commitment to diverse, mixed income communities, led us to develop rental affordable housing in lieu of 
maximizing development of more profitable for-sale single family homes. 

Financial Motivation vs. Diversity & Quality Design: At the time we embarked upon HGV, Denver required wide streets and had no 
mixed use zoning. Our belief in the importance of place making and in having a mix of uses led us to undertake a costly and time 
consuming PUD. Notably, the PUD has served as a model for portions of Denver's mixed use zoning code, and our pedestrian 
friendly, narrow streets, have become standard for infill development in Metro-Denver. 

Social Responsibility vs. Quality Design: 
0 We believe that buildings should not only respect the values of those who build them and live in them, but also those of the 

surrounding community. The involvement of a lay design review committee, at times, resulted in a political versus professional 
design review process, which compromised design innovation and quality. For example, the committee's desire that the buildings 
reflect the neighborhood's view of the site's history resulted in a rather traditional and bland architectural style. 

0 Ordinarily, we locate detention ponds in parks at the lowest point of our sites since water naturally flows to these areas. Since the 
historic Elitch Theatre was located at the lowest point of the site, we located the detention under the neighboring plaza. 

Diversity vs. Individual Choice: Our experience building the single family homes taught us that giving individuals the right to choose 
does not necessarily guarantee diversity. In our first row of single family homes, we allowed homebuyers to freely locate the home 
model and color on any lot, and ended up with a block of homes of similar style and color. In subsequent blocks, we realized that if 
we wanted diversity we would have to require it by specifYing the model and color that could be located on each lot 

2. How has the project impacted the local community? Please Include relevant information on urban context. 
The HGV project provided community stakeholders, Denver's Planning Department and City Council with a deeper understanding of 
land planning and socially and environmentally responsible development. The HGV PUD set the precedent for mixed use, more 
pedestrian friendly development elsewhere in Denver. 

HGV positively impacted property values, increased retail sales, and catalyzed private investment in the rehabilitation and 
development of housing in the surrounding area. The Denver Urban Renewal Authority found that during the eight year period after 
HGV's inception, that in the surrounding area, single family home values per square foot grew at an average annual rate that was 5 
percentage points higher then that of the City as a whole. As a result of this increase, the assessable value of surrounding property 
appreciated by $30.8 million, generating an additional $158,000 annually for the City Treasury. 

The same study also found that in the study area in the year following build out of the residential portion of HGV, area retailers 
experienced a 19 percent increase in overall sales, compared with only I percent growth citywide. The increased sales generated 
$260,000 in additional sales tax for the year. Taken together, the increased property values and retail sales have resulted in more than 
$400,000 per year in additional tax revenue to the city. This $400,000 is over and above the incremental taxes generated by the 
project itself. The assessable value of Highlands' Garden Village is currently in excess of $67 million and generates more than 
$350,000 of additional tax increment per year in property tax revenue for the City and DURA. 

While the increase in property values and economic activity in the area surrounding Highlands Garden Village obviously cannot be 
'"tirely attributed to the project, it is clear that the project has been integral to revitalizing the area and that the net result of those 
efforts currently generate more than $800,000 in new taxes to the City annually. 



PROJECf DESCRIPTION (CONT'D) 

3. Describe the key elements of the development process, including community participation where appropriate. 

The key elements in the development process of HGV were: site planning; public process; drafting and approval of the PUD; the 
financing strategy; and place making. 
Site Planning: The development process began with the presentation of a visionary site plan based on priorities that both the owner of 
the site and the neighborhood embraced. Peter Calthorp, as master site planner, and Perry Rose LLC, as developer, created a site plan 
guided by the principles of diversity, envin;>nmental responsibility, livelihood, interdependence and impermanence. 
Public Participation: Between 1996 and 1998 Perry Rose conducted over 50 meetings with the neighborhood to refine the plan and 
reach consensus on every aspect, including the location, number and types of units, open space, building designs, the mix of uses, the 
preservation of existing structures, design guidelines, and the qualities of the public realm. 
Approval of the PUD: Significant participation also was used to translate the conclusions of the site plan participatory process into the 
legal framework of the PUD ordinance. This ordinance took two years to write and review. The neighborhood representative 
committee and staff of the Denver Planning department reviewed every word of the 200-page document This process resulted in a 12 
to I City Council vote to approve the PUD in the spring of 1998. 
Financing Strategy: Perry Rose LLC, purchased and developed the project through a creative financing structure that included the 
creation of an Urban Renewal District to provide Tax Increment Financing, Private Activity Bonds, Low Income Housing Tax 
Credits, HOME and CDBG funds, and private equity. The project also was divided into three phases to mitigate financial risk. 
Place Making: We believe that successful place making is creating unique places with character in which people want to live. The 
development team worked continuously on fostering public participation, and nurturing relationships among the residents and outlying 
neighborhood. The planning and creation of the public realm, where neighborhood gatherings take place and where community 
services are provided, has been instrumental in the success of"place making" in Highlands' Garden Village. 

4. Describe the financing of the project. Please include all funding sources and square foot costs where applicable. 

The following table provides a summary of sources and uses: 

SOURCES & USES 

SOURCES 
Equity 
Land Sales 
Unit Sales 
CDBGLoans 
Permanent Loans 
Tax Increment Financing 
501 c {3) Donations 
Total Sources 

USES 
Acquisition, Infra, Demo, Env Planning, Open Spa 
Single Family/ town house 
Senior 
MultiFamily 
Commercial 
Theatre plaza/ Carousel 
Co-housing 
Theatre 
Live/work Lofts 
School 
Total 

Total 

12,150,000 
14,650,000 
45,700,000 

1,200,000 
25,350,000 
5,750,000 
I 000 000 

$105,800,000 

15,000,000 
30,000,000 
7,000,000 

10,000,000 
17,900,000 
1,000,000 
8,300,000 
3,000,000 
7,800,000 
5,800,000 

$105,800,000 

Percentage/PSF 

11.48% 
13.85% 
43.19% 

1.13% 
23.96% 
5.43% 
0.95% 

100.00% 

11.48 
222.22 
111.11 
135.14 
238.67 
37.04 

167.68 
200.00 
200.00 
128.89 
$80.96 

5. Is the project unique and/or does it address significant urban issues? Is the model adaptable to other urban settings? 

While mixed-use traditional neighborhood development (TND) is becoming more of a mainstream practice, Highlands' Garden 
Village was one of the first infill developments to implement the practices of new urbanism in the Rocky Mountain Region. HGV is 
unique in that it has a more diverse mix of housing types, resident incomes, commercial, educational and cultural uses than any other 
development of its size. Other unique features include the fust urban co-housing community in the US, narrow walk-able streets that 
end in vistas (changing Denver's street standards), and a significant affordable housing component. Senior apartments and a K-8, one 
acre, urban school utilize adjacent parks as playgrounds and create an intergenerational community. HGV also includes a labyrinth 
for contemplative meditation. It also houses community cultural activities including concerts, plays and a farmers' market. 

As communities and cities evolve, economic and social change will continue to give rise to outmoded uses and abandoned urban sites. 
HGV provides a model for the redevelopment of small to medium size, urban in-fill sites that have been abandoned, and provides a 
model for reversing the decline in the neighborhoods that surround these vacant sites. It also provides a model for revitalizing 
deteriorating urban arterials with smaller anchor grocery stores and innovative adaptive reuse of historical buildings. Finally, HGV 
provides a model for public private partuerships with agencies like Denver Urban Renewal Authority and Denver Botanic Gardens. 



ARCHITECT OR DESIGNER PERSPECTIVE 
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Signature ~~ 
1. Describe the design concept of this project, including urban design considerations, choice of materials, scale, etc. 
The mixed-use masterplan addresses community and economic concerns on several levels. First, the Garden's historic 

theatre, carousel structure, entry walk and greenhouse will be restored and provide important civic amenities. New 
development includes residential, office, and retail uses. Offices anchor the northeast corner of the site, which not only 
contribute diversity and daytime activity, but also support the revitalization of Tennyson Street and the retail shops proposed 
along 38th Avenue, the local "main-street." A few retail shops, a cafe, and a restaurant enliven the small-park and plaza 
adjacent to the historic theatre and carousel. A farmers market will also be recruited. 

2. Describe the most important social and programmatic functions of the design. 
Small public open spaces and tree-lined streets form an attractive public armature for this development. Clear pedestrian 
connections offer safe and convenient routes to homes, businesses, and amenities. A restored urban creek and preservation of 
mature trees further contribute to Highland Garden's unique character. Through its arrangement, intensity and character, it is 
hoped that transit services to the site will become viable once again, and that the site will once again become a well-loved 
place. A network of gardens, plazas and public spaces link the diverse range of housing types, encouraging pedestrian use 
while enriching the new and existing neighborhood. The project incorporates a community vegetable and flower garden 
located in the center of the development. Co-housing is part of the program- Thirty four individual dwelling units access a 
shared green space and a common house with facilities such as a large kitchen, dining room, children's play room, guest 
rooms, library and sitting areas and workshops. Each home is entirely self-sufficient with a complete kitchen but resident 
cooked dinners are often available in the common house for those who wish to participate. 

3. Describe the major challenges of designing this project and any design trade-offs or compromises required to complete 

the project. 

The biggest hurdle at the beginning of the site was now to place new uses on a beloved old amusement park. The nostalgia 
ran deep in the neighborhood, for the events and the place. How to preserve this historic fabric within the new uses proved 
to be a challenge. Preservation of the carousel shell, and the theater proved to be the defining elements to preserve and so 
doing creating a focus to the plan. 



ARCHITECT OR DESIGNER PERSPECTIVE <coNT'D) 

4. Describe the ways in which the project relates to its urban context. 

Located ten minutes from downtown Denver, Highlands' Garden occupies the original site of Elitch Gardens, a popular 
amusement park and botanical gardens that lasted for more than a century. Built around 1890, the park was filled with 
distinctive architecture, planted with notable tree species, and largely arrived at by streetcar. Built at what was then the edge 
of Denver, Elitch Gardens thrived during the first half of the century. Although it has sat dormant for years, nostalgia for the 
site lives on .. (A new Elitch Gardens was built close to downtown Denver in the early 1990s.) By carefully inserting new uses 
into the site Highland gardens looks at the past use and fits into the new neighborhood flawlessly. 
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1. Describe the design concept of this project, including urban design considerations, choice of materials, scale, etc. 

Highlands Garden Village is one of Denver's first new urban communities. As the architect for a significant portion of the 
project, we inherited a rich and sophisticated master plan by Calthorpe and Associates in which to insert our buildings. The 
master plan contained a variety of uses that were gradated from single family residential at the south adjacent to the existing 
neighborhood to denser, larger scale uses moving north, culminating in retail uses along busy 38th Avenue, the north 
boundary of the site. Important historic elements from the former amusement park located on the site were maintained, 
including a theatre, which added cultural richness to the plan. A key aspect of Calthorpe's master plan is the recognition of 
the importance of streets as key generators of community life, and perhaps our most important design concept is that the 
buildings we designed are foremost elements of the streets they front on. 

A second key design concept is that as they front on streets, the buildings contain elements that are scaled properly for 
pedestrians using the sidewalks, as well as for automobiles using the streets. The primary elements we used to accomplish 
this are numerous front porches, which bring not only scale but also life to the streets. Additionally, our designs make use of 
both gable and hipped roofs in ways that divided what are long buildings into residentially scaled elements. An ambitious 
landscape design program also strengthened our concepts and the community nature of the streets. 

Sustainable design was also a key concept of our design approach, and this influenced such design elements as building 
orientations as well as material selections. Products for the project were selected based on longevity and recycled content. 
Wood products were specified based on Forest Stewardship Council requirements. One particular sustainable product used 

extensively is a cement-fiber product for exterior siding and paneling. The product is low maintenance in comparison with 
wood and is made of recycled material. Other sustainable elements included highly insulated walls and roofs and highly 
efficient heating and cooling systems. One very significant aspect of the sustainability program at Highlands' Garden Village 
was that the large volumes of concrete from the former Elitch Garden Amusement Park located on the site were recycled for 
use in the construction of the new streets in the village. 

2. Describe the most important social and programmatic functions of the design. 

Social/Programmatic Functions. The Highlands' Garden master plan creates a range of living opportunities for its residents 
leading to a richer social environment. The various types of living units, ranging from single family, to lofts, to apartments, to 
elderly housing, to co-housing, bring together people of mixed incomes, interests, and age ranges and along with the 
physical design of the village, help provide a lively community within a larger urban context. In 
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addition, the presence of commercial and cultural functions within the village lessens the need for the residents to use their 
cars, and the villages' pedestrian nature promotes socialization. These ideas are carried around and into the interior of the 
individual buildings where socialization is promoted by the provision of community gardens community rooms, exercise 
rooms, and even to the location of the mail facilities, which are designed as gathering places. 

3. Describe the major challenges of designing this project and any design trade-offs or compromises required to complete 
the project. 

One of the major challenges in designing the buildings at Highlands' Garden Village was the need to approach the designs in 
a flexible way so that as the residential and retail markets in Denver changed, the building designs could change with them. 
Before final configurations, buildings sizes and locations varied in the early design phases, but the master plan was flexible, 

as was the Planned Unit Development Zoning with the City of Denver, so that design changes could be made to adjust to 
market and other requirements. 

One of the trade-offs that occurred as the project design developed over time relates to stylistic aspects of the buildings. 
Initially, our design approach was based on modernism, and for the first building we designed, we presented very modern 

building elevations to the neighborhood. As we worked with the neighbors, these elevations were somewhat modified, and 
on subsequent buildings, a more traditional direction was presented, which then met with strong neighborhood approval. 
Ultimately, since it is really the streets that are critical to the overall success of the project, the stylistic aspects proved to be 

of secondary importance in comparison with the actual building elements provided such as the many porches and the 
numerous gabled and hipped roofs mentioned earlier. 

4. Describe the ways in which the project relates to its urban context. 

Highlands' Garden Village relates to its urban context in multiple ways. At its edges, it mirrors the varying existing contexts it 
faces: on the south and west, single family/town homes; on the east and especially on the north, commercial. And not only 
does the project mirror the surrounding context in uses, but also carefully in scale, so that there is not a discontinuity from 
the existing context to the new and from one side of the street to the other, but rather a smooth blending. 

As mentioned earlier, Highlands Garden Village also relates to it urban context in the way the intensity of its uses changes 
gradually from being lower intensity at the south adjacent to the neighboring single family residences along 36th Avenue, 
increasing towards the north, and culminating in the commercial uses along busy 38th Avenue. 

One cannot discuss the urban context without mentioning that there were several elements from the previous Elitch Garden 
Amusement Park that were saved to help form and enrich the new context. One was the Historic Elitch Theatre, which is 
being restored for new community uses. The building is now graced by a major plaza in front of it, as well as carefully 
placed buildings adjacent, so that it is a key focal point for the entire village. Similarly, the carousel building, located near 
the entrance to the village, was maintained. It contains a new labyrinth for people to enjoy, and along with extensive 
landscaping, this historic relic serves as an intriguing entrance piece for the village. 
Before a new urban community was proposed for this site of the former Elitch Gardens Amusement Park, a big box center 
was planned. The neighborhood was opposed to that proposal and instead came Highlands' Garden Village, a wonderful 
asset for the northwest part of Denver and for the city as a whole. 
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Organization N/A Telephone (303) 433-7053 
Address 581 W. 36"' Ave.. City/State/Zip Denver. CO 80212 
Fax E-mail lmuseo@comcast.net 
The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by 
others, for any purpose whatsoe\<er, the materials s~bmitted. The applicant warrants that the applicant has full power and 
authority to submit the appl"catio and all attached aterials and to grant these rights and permissions. 

Si nature 
'~ 

1. How did you, or the organization you represent, become involved in this project? What role did you play? 

My involvement with Highland Garden Village came when I read about it in the local press while my soul was slowly 
shriveling in a southern suburb of Denver. In that bastion of suburbia it was impossible for either my mother (a spry 80 year 
old) or myself to get anywhere without getting into a car. The pollution was hideous. I commuted to Denver for work. I drove 
into Denver to the theatre, to see my friends, to work on a school board election, to get great ethnic food, to hear 
music ...... and my brand new puppy did not even have a safe place to play. 

In addition, I had spent a number of years with land development firm helping get raw land through the process so I was 
really intrigued by new urbanism and strong advocate of infill. Having been born in Detroit, I know how the older sections 
of once-great cities can die of neglect. 

I wrote the city councilman for District 1 and said, "if you build it, I will come ... " I spent hours in city council meetings 
watching the great debates about density and zoning and landmarks. I went to the preliminary meetings with Wonderland 
Homes and sat with the map and selected my favorite lot and worked with my mother on floor plans. 

There are two blocks of single-family homes that housed the "pioneers" during construction. We made friends with our 
builders, with our neighbors and, and more importantly, with one another. 

2. From the community's point of view, what were the major issues concerning this project? 

The neighbors were concerned that we would somehow change the character of this historic part of Denver. They were 
mourning the loss of the Elitch's Amusement Park and never really believed that the developer would make good on the 
promise to restore the historic Elitch Theater. They were really afraid that the commercial would consist of ugly big boxes 
and destroy their hard-won property values. 

As the build out continued we incorporated a very strong co-housing community, the town homes, the senior center and the 
apartment units. Through shared activities (a Farmer's Market, Friday Night Movies, a central community garden, a book club 
and trading off child-care and pet care) we really did become a community. We really did live up to the intention to be 
inclusive and we still are. 



COMMUNITY REPRESENTATIVE PERSPECTIVEccoNT'D) 
3. What trade-offs and compromises were required during the development of the project: How did your organization 
participate in making them? 

We were a remarkably peaceful and fun-loving until the developers began to market the commercial sites. I sat on the Design 
Review Committee that was destined to deal with the most controversial issue we had encountered. Wai-Mart came 

calling. I was a representative from the single-family homes and it was the most politically and personally challenging 
community contribution I have ever experienced. It took months. It was certainly the end of innocence and some 
relationships were forever altered but, frankly, we had a strong enough base of success and commitment to eventually restore 
all of that early excitement as we now watch a natural foods grocery build its flagship store on our commercial corner. Now, 
we are very close to NEVER having to get in our car if we're lucky enough to work out of our home offices. 

4. Has this project made the community a better place to live or work? If so, how? 

It is now abundantly clear to the neighborhood that this development was a spark plug for economic development with the 
addition of specialty retail and unique restaurants. Now my friends in suburban Denver drive to join ME at one of the five star 
restaurants or to grab a pizza at the Italian deli after walking around the lake at Berkeley Park. 

The best revenge is living well. 

5. Would you change anything about this project or the development process you went through? 

In retrospect, I would have wanted to recruit some public relations professionals and political consultants to help us balance 
the influence of the local city councilman who blatantly used the Walmart wedge issue to consolidate his political position 
(but what's an urban neighborhood without politics ...... ) 

Nonetheless, Highlands Garden Village is very much part of something bigger. I came to Denver in the 80's when Mayor 
Federico Pena asked us to "imagine a great city." 

Now I I ive in it. 



DEVELOPER PERSPECTIVE 

Name: Chuck Perry Title: Managing Partner 

Address: 4655 W. 37th Ave, Unit 102 
Organization: Perrv-Rose LLC Telephone: 303-446-0600 Ext. 15 

City/State/Zip: Denver, CO 80212 
Fax: 303-446-0465 Email: chuck@pelTV-rose.com 

The undersigned grants the Brunner Foundation permission to use, reproduce, or make available for 
reproduction by others, for any purpose whatsoever, the materials submitted. The applicant warrants that 
the applicant bas fu ll power and authority to submit the application and all attached materials and to grant 
these rights and permissions. 

1. What role did your organization play in the dev Lopment of this project? Describe the scope of your 
involvement 

Perry Rose was selected Master Developer of HGV through an RFP process. [n addition, Perry-Rose 
affiliates developed, own and property manage the multi-family apartments and commercial shopping 
center on the site. Specifically, we: managed site planning, citizen participation, rezoning and subdivision; 
oversaw the creation of the Urban Renewal District; managed the design, approvals, financing and 
construction of the multi-family and senior apartments, the commercial center, the renovation of Elitch 
Theater's fa~ade, and all of the project infrastructure and open space; conducted a competitive process to 
select the Home Builder for all for-sale units; and retained the architects and design team for all for-sale 
residential units and managed the design process through the design development phase in order to assure 
the quality and consistency ofthe architectural character and environmental sensitivity of these units. 

2. What trade-offs or compromises were required during the development of the project? 
Consensus Building vs. Expedited Schedule and Greater Profitability: The community participation 
process was more time consuming and expensive than a less comprehensive participatory process. We 
compromised greater profitability and an expedited schedule to achieve consensus and broader 
neighborhood support of the plan. 

Development Predictability vs. Flexibility: The PUD established a compromise between the neighborhood 
and the public sector's desire to maximize predictability by spell ing out exactly what would be developed 
and our desire for greater flexibi lity so that we could respond to changes in the market. We reached a 
compromise that allowed densities to increase and uses to change toward the middle of the site. This 
approach allowed Live/Work units to be built around the Theatre Plaza on sites that originally had been 
planed for rental housing or commercial uses. 

Environmental Responsibility vs. Greater Short-term Profitability: Using the latest green building 
techniques and materials costs about 2% more than standard non-green materials. These materials and 
techniques generally pay for themselves in utility cost savings in 5 to I 0 years. Short-term profit was 
traded for longer term environmental and economic efficiency. 

Long-term Ownership vs. Short-Term Profitability: Grocery Anchors and other national retailers often 
prefer to purchase their commercial sites or pads. Perry Rose sought to maintain long-term ownership of 
the Commercial Shopping Center. We chose not to sell portions of the commercial site to a traditional 
grocery store. This decision reduced short-term profitability but provides more long-term control. 

3. How was the project financed? What if any innovative means of financing were used? 
Please see the Sources & Uses Table in the Project Description for a list of all sources. Innovative means 
of fmancing included: phased fmancing to mitigate economic risk, the use ofTtF Financing not only for 
infrastructure but also for open spaces and fa9ade renovation of historic buildings, profit-share agreements 
between the developer and HGV's homebuilder, Low Tncome Housing Tax Credits, Multifamily Housing 
Revenue Bonds and Home Loans. Additionally, we created the Historic Elitch Theater Foundation to 
renovate the interior of the theater and to transform it into a community arts and events center. The funding 
for the renovation and on-going operation of this center will come from private fund-raising efforts of the 
foundation, historical and arts grants, and private money donated by the developer. 



DEVELOPER PERSPECTIVE (CONT'D) 
4. How did economic impacts of this project on the community compare or differ from other 

projects you have been involved in? 
For economic impact statistics and narrative, please see Question 2 in the Project Description. HGV's 
primary economic impact was its contribution to the revitalization of the West Highlands neighborhood. 
The economic impacts ofHGV are similar to those of our other mixed-use projects and more dramatic than 
those of our single-use projects. For example, the Denver Dry Goods Building provided a model for the 
renovation of historic buildings to include ground floor retail, and office and residential (including 
affordable housing) on upper floors. The Denver Dry and the 20 other historic buildings in downtown 
Denver converted using the same model spurred revitalization akin to that catalyzed by HGV. Conversely, 
the Denver South Broadway Urban Renewal Project (a retail project that I managed as a staff member at 
the Denver Uroan Renewal Authority that was in a similar neighborhood to the West Highlands), was very 
successful in generating increased sales taxes, but did not result in as significant of a revitalization of the 
surrounding residential and commercial areas. In fact, the retail project initially hurt smaller nearby retail 
uses and did not result in an increase in residential property values in the surrounding neighborhood. 

5. What about this project would be instructive to other developers? 
While time consuming and costly on the front end, employing an open, consensus oriented citizen 
participation process in the design of urban infill projects usually results in better design, more timely 
project approvals and a stronger sense of community surrounding the project. 

Early and careful selection of the development, design and construction team and setting environmental 
objectives up front are essential to ensuring that the project is developed with the latest green techniques 
and materials. As the project progresses, opportunities for employing green techniques may be lost. 

The diversity of housing types and the variety of income levels of people living within HGV (ranging form 
affordable housing residents making Jess than $25,000 per year, to single-family home owners making over 
$500,000 per year) dispels the stereotype that only similar people, making similar incomes will live in the 
same neighborhood. At HGV, a diversity of individuals and families with significantly different incomes 
live less than a block from one another and are congenial neighbors, sharing community gardens, 
participating in the same volunteer organizations and book clubs, and attending the same community 
events, concerts and farmers' market. This diversity makes HGV a strong, vibrant community. 

The densities at HGV vary from single family residences at 12 units per acre to multi-family residences 
with over 60 units per acre, with an average residential density of25 units per acre. These different 
housing types are linked by a network of pocket parks, plazas, narrow streets and walkable sidewalks. The 
density of the project and the juxtaposition of different housing types illustrates that the issue in urban infill 
development is design, not density. If higher density projects are designed creatively and effectively utilize 
open spaces they can fit into and enhance existing neighborhoods. 

Mixed-use developments, including residential, retail and office, are difficult but not impossible to 
implement. Careful attention must be paid to the size and retail tenant mix. Many mixed-use 
developments, today, are based on the belief that a small20,000 to 40,000 square foot retail store can 
anchor the commercial component of the project. Our experience at HGV indicates that an anchor of this 
size is very difficult to fmd. Mixed-use developers should be conservative about the amount and type of 
retail that they plan. National and regional retailers have very strict criteria about the demographic, traffic 
count and parking requirements of the locations in which they will invest and many urban infill sites do not 
meet these criteria. Therefore, small mixed-use developments may need to focus on a smaller unanchored 
or locally anchored retail component of 5000 to 15,000 square feet. 

6. What about this project would be instructive to other developers? 
The most successful aspects ofHGV are its diversity, its intimacy, the careful attention to its public reahn, 
its network of pocket parks and open spaces, the voluntary inclusion of affordable housing, the character 
and design of its housing, the pedestrian friendly nature of the development, the healthy atmosphere created 
by the fact all the necessities of life are within walking distance, the inclusion of the school, the 
intergenerational nature of our community, the careful selection of commercial tenants, green features, 
historic preservation and community building, its sensitivity to edge conditions, and its economic impact on 
the surrounding neighborhood. 

The least successful aspects of HGV are the time it has taken to build, the similarity of some of the single 
family houses on one of the blocks, the fact that we have not yet been ale to raise the funds for the second 
phase of the theater, the lack of affordability on the for-sale product, the failure of our green car sharing 
program, and the project's contribution to the gentrification of the surrounding neighborhood. 



ARCHITECT OR DESIGNER PERSPECTIVE 

,fease answer questions in space provided. Applicants should feel free to use photocopies of the application forms if 
. :eeded. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and 
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of 
each answer should be limited to the area provided on the original form. 

This sheet is to be filled out by a design professional who worked as a consultant on the project, providing design, planning, 
legal, or other services. Copies may be given to other professionals if desired. 

Name AI Colussy Title Principal 
Organization Klipp Architecture Telephone (303) 893-1990 
Address 1512 larimer St.. Bridge level City/State/Zip Denver, CO 80202 
Fax ( 303) 893-2204 E-mail jbershof®ozarch.com 
The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by 
others, for any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and 
authority to submit the flplicati n d all attached materials and to grant these rights and permissions. · 

Si nature 

1. Describe the design concept of this project, including urban design considerations, choice of materials, scale, etc. 

Highland's Garden Village is a redevelopment of a 27-acre site five miles from downtown Denver that was formerly 
occupied for over 100 years by the historic Elitch Gardens amusement park, which relocated in 1994. The developer 
collaborated with the Denver Urban Renewal Authority, design teams, local citizens and community leaders, to help create a 
compact, mixed-use, environmentally sensitive and diverse community. 

he multiple building development respects the architectural context of the original Elitch Gardens with many features of the 
old amusement park kept intact and restored, including the carousel pavilion, the historic Elitch Theater, and Elitch Gardens 
plaza and surrounding gardens. The walking experience established a site organization for all building placement. The 
commercial buildings open to a south facing pedestrian paseo while protecting residents and shoppers from the West 38"' 
Street auto traffic. 

Palettes of materials for new buildings include brick, wood and stucco in conjunction with a warm mix of colors to relate to 
neighboring buildings . 

. 2. Describe the most important social and programmatic functions of the design. 

The commitments of the Owner and Design Team to a high level of community involvement and collaboration helped 
achieve a level of responsible planning and development of the master plan and each building which incorporates 
sustainable design and supports a mix of age and economic diversity. The site plan contains a series of outdoor spaces that 
serve as casual mixing areas and where one can stop, mingle and communicate with neighbors. Parking needs have been 
accommodated, but in a supportive, not dominate role. 

3. Describe the major challenges of designing this project and any design trade-offs or compromises required to complete 
the project. 

In working with the City of Denver Planning and Zoning, the variety of residential mixed uses including single-family 
housing, mixed-income and senior apartments, town homes, live-work lofts, carriage houses, and co-housing condominiums, 
along with higher densities, lead to new densities that the City of Denver has since adopted in part to create a new mixed-use 

. Jverlay zone. 



ARCHITECT OR DESIGNER PERSPECTIVE (CONT'D) 

)ne of the main challenges/compromises was balancing the parking demands of retail and commercial tenants with the PUD 
requirements for landscaping, open space, preferred parking requirements, and storm-water detention. The existing site 
infrastructure did not contain all the necessary utilities to support this higher density development and had to be upgraded. 

4. Describe the ways in which the project relates to its urban context. 

A network of pedestrian paths, plazas, gardens and open spaces interweaving throughout Highlands' Garden Village re
establishes the pedestrian and vehicular connection with adjacent neighborhoods, once isolated by the amusement park. 

Designing narrower, more urban streets with generous sidewalks, landscaping, and traditional styled street lanterns result in a 
more intimate, urban streetscape and relates to the more traditional streets of adjacent neighborhoods. 

Early involvement with local citizens and community leaders through a series of design workshops resulted in new residential 
buildings sited across from existing residential, commercial and retail buildings sited adjacent to their counterparts along 
West 38'" Avenue and Tennyson Streets. Scales of each type of building are similar to their existing counterparts nearby. 

Retail and commercial buildings are designed with ample windows facing the West 38"' corridor and other streets to support 
a meaningful regional draw while engaging pedestrians in adjacent neighborhoods at each storefront. 



PROFESSIONAL CONSULT ANT PERSPECTIVE 

>fease answer questions in space provided. Applicants should feel free to use photocopies of the application forms if 
1eeded. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and 

answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of 
each answer should be l imited to the area provided on the original form. 

This sheet is to be filled out by a professional who worked as a consultant on the project, providing design, planning, legal, 
or other services. Copies may be given to other professionals if desired. 

Name Cynthia Edwards Title President 
Organization Wonderland Homes. Inc. Telephone 003) 604-0004 
Address 1455 Dixon Ave .. Ste. 210 City/State/Zip Lafayette. CO 80026 
Fax (303) 604-9803 E-mail F.dwards®wonderlandhomes.com 
The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by 
others, for any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and 
authority to submit he application and all attached materials and to grant these rights and permissions. 

Signature ~ 
1. What role did you or your organization play in the development of this project? 

Wonderland Homes was the builder for all of the for-sale homes built within the project. Th is included the single-family 
homes, town homes, and lofts. As the builder, we worked closely with Perry Rose LLC and the architect on the design of the 
homes, their layout in the project, the outdoor amenities and landscaping. We also participated in marketing the overall 
theme for the project. 

:. Describe the project's impact on its community. Please be as specific as possible. 

fhe Highlands' garden Village project was significant to the community for many reasons. It was located at the site of an 
abandoned, but well-loved, amusement park that held many warm memories of childhood summers at "Eiitch's" for the 
residents in most of metro Denver. As a landmark, the project strove to meet expectations from those residents for a place 
that would continue to have the character of the old neighborhood. The developers worked to ensure that many of the 
significant pieces of the old park were included in the new project; these included an old gazebo, the carousel building, and 
the old theater. Although the neighbors were cautious at the outset, the project has raised their property values, because of 
the higher price pints of the homes and the overall quality of the development. 

3. How might this project be instructive to others in your profession? 

Redevelopment projects on the surface seem to present more problems than solutions. However, taking the time to work 
through the issues; with existing homeowners, with disposal of old materials, and with providing a revitalization that blends 
with an existing community gives a developer a chance to be welcomed as an improvement to an existing area, rather than 
viewed as just another builder promoting urban sprawl. Building in the heart of a city gives the homeowners the opportunity 
to spend less time commuting, and more time with their families. 

4. What do you consider to be the most and least successful aspects of this project? 

One of the most successful aspects of the project from our participation was the addition of the " carriage homes built as an 
addition to some of the single-family homes. This was a separate unit with common ownership over the alley-loaded 
garages. These units provided a charming living space for returning college kids, as nanny fiats, or used as a rental for added 
income. One valuable lesson that we learned as a builder and which prompted us to retain control over exterior color 
selections was a series of unsuccessful choices by buyers when they were allowed to make color selections absent either the 
1-nowledge of what the neighboring home colors were going to be or the vision to make choices that would enrich the 
ommunity 



COMMUNITY REPRESENTATiVE PERSPECTIVE 

Please answer questions in space·provided. Applicants should feel free to use photocopies of the applioation forms if needed. If possible, 
answers -to·a_fl ·questi6ns,ShOU1d be typed 'or written-directly o~ the forms. If the forms are not used and answers-.are typed On a separate 
page, each answer must be preceded•by the question !0 which it responds, and the length ofeath answer shou!d.b<>'limited to the area pro
vided·on the origina:t fon)l. 

This:sheet is to be :tilted ou·t by-·someonewhow~ involved. or .repi'es'erits ~n organiZation that was ·involved, :in helping 1he project respond 
·to·neighborhoOd :issues. 

Name DENNIS GALLAGHER Title DENVER CtTY AJltJTTOR 

Organization AUDITOR"'S OFFICE Telephone ( il~O ) 913~5010 

Address 201 West Colf;axAve, (705) City/State/ZlP Denver, Colorado 80202 

Fax ( Z?il ) 913 5253 ... m • • •. . •. . E'mail dennis .gallii.gher@ci. denver. co. us 
The uOdei'signed grants the Brun·er FOundation permission _to use, reproduce, or make available fo(reprodiJctiOri or·use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application arid all atta ed_· mated~ Is an· o nt thes rights •'19'_. perm. iss ions. 

Si nature ?Jtrt,td.· ·. A . WJk.5_ . ;L!/S•/Jb 

1. How did you, orthe organizati . ou represent, become involved in this project? What role did you play? 

I began as State Senator for the nidghbohhood surrounding the develojJinent. I served oti 
Councilman Bill Scheitler'·s neighborhood committee which ·helped ·organize the neighborhood 
response to -.the propO"sed redevelopment of th·e old Elitch Amusement Park site. Then .I was 
hotior·ea to be ·;;tected Councilman -for the ·neighborhood. So I ·c·ontinued the excellent work 
of my predecessor in working With the neighbors and de~eloper •to come up with a plan 
which had support from the residents and still be economically viahle. An early plan, 

... - . - . .. - . . . 0 
proposed by the original owners ·of the •si.te, included .renwal of the historic Elitch 
Theatre •from the site. -'l'hey wanted to build a huge square box store. Councilman 
Scheitler mailed a survey to 20,000 fes·idents around the site. The neighbors responded 
overwhelmingly that •they wanted mixed development·; housing and .retail and save the theatre 

2. From·the torilitJtirlity.'s point of view( what were the-· major .issues c_oncerriing this _project? 

The major :issues inCluded derts:ity: how mimy tesiden!!es, what kind of residences; Parking 
concerns were a big issu.e because of the 'his tory of a hundred yeats of park visitors 
using local streets .for .parking. Preservation of the old Carousel and the Theatrehhad 
gteat support from ·neighbors. The nei-ghborhoods were ·supportive of affordable and 
senior housing. The city and th"' -neighborhoods wanted a top scale developer who would 
knit up the void which had plagued the vacinity since the amusement park left the site. 

3. What trade-offs and compromises were required during the development of the project? How did your organization participate in 
making theml 
As councilman I encouraged the local neighborhood association to work with the 
developer to include the coneerns mentioned above in the proposed Planned Unit 
Development of the site. As Councilman I had to keep a hands off because of the 
quasi-judicial responsibility of zoning matters at our city. The neighborhood 
group met 77 times over several years working with the Perry Rose Company who were chosen 
by the original owner to redevelop the site. The neighbors compromised on endorsing a 
project which had more density than other nearby areas of the neighborhood. The Perry 
Rose Company gave back to the community a beautiful corner park which included the 
old entrance corner to the amusement park. The developers included senior and some 
affordable housing and preserved the magnificent Carousel adjacent to the park space. 
The developers are continuing their committment to rebuild the historic Elitch Theatre. 
The West Highlands Neighborhood Association and the Elitch Gardens Redevelopment . 
Committee, the larger community wide organization set up by Councilman Scheitler, did 
- ------ ---.l" ~-t... .. _ ,_ _ _, __ .: __ .t:-----..:1 - _, __ --\...!-t. ---- ----- ..... 1..."1-



COMMUNITY REPRESENTATIVE PERSPECTIVE (coNt'D) 

·The :project .has definitely made 'our community a ·becttih' place in which to live and 
work. The redevelopmen·t has encouraged Tennyson Street, just north of the .project, 
to look at revital:iz;i:ng tbe:i.r ;l)Cea. With the Highlands ' Garden Village project 
moving forward on retail development along West 38th ~venue, ·t:he city is thinli:ing ·of 
new initiatives to improve that part of the neighborhood. 

The major ·feedback I get from neighbors ·on the project, while mostiy supportive, 
include comments that ;1sk why could there not :have been more brick surfaces on the 
buildings in 'the project1 The vast majority of th'e development is wood and stucco. 

The neighborhood committee negotiated wood, stucco and brick for the surfaces of 
buildings on the development. As councilman I ask myself, should I have incldded 
a criterion which indicated a percentage of surfacing for buildingstllo reach out as 
a gesture to the neighborhood which has mush more brick surfacing than the develop-
ment! 

I am in full support of the Highlands' Garden Village project in Denver rece1v1ng 
the Rudy Bruner Award for Urban Excellence. It is well-deserved and indeed can 
serve as an excellent model for the rest of our nation. 
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PUBLIC AGENCY PERSPECTIVE 

Name: Cameron R. Bertran 
Organization: Denver Urban Renewal Authority 
Address: 1555 California Street, Suite 200 
Fax: 

Signature: 

Title: Redevelopment Manager 
Telephone: 303-606-482 
City/State/Zip: Denver, CO 80206 
E-xnail: Cameron.l3ertron@ci.denver.co.us 

1. The Denver Urban Renewal Authority (DURA) provided tax increment financing 
(TIF) for the project. DURA's core mission is the prevention and elimination of blight in 
Denver- due to environmental conditions on the site and the lack of public infrastructure 
(roads, water, sewer, etc.), the vacated Eltich's amusement park was one such blighted 
property. Due to these conditions, as well as the developer's commitment to open space, 
historic preservation, affordable housing, and other community benefits, the total cost of 
the project could not be financed through private development activity alone. As a result, 
DURA provided a reimbursement commitment of up to $5.75 million dollars from (TIF) 
to help offset this financing gap. These funds will be provided over time from the new 
property and sales taxes generated by the project. 

2. First and foremost, the development of the project addressed the significant blighted 
conditions on the property and replaced them with a vibrant new community. The 
redevelopment Highland's Garden Village recoo.uected existing roadways, provided more 
than 70 affordable housing units, and new parks and open space. lu short, it has 
revitalized not only the property itself, but the surrounding community as well. 

The project was also the first true new urbanist development in Denver and, as such, its 
success paved the way for many others that )lave followed. 

In 2004, DURA undertook an analysis of the economic impacts of the project on the 
surrounding neighborhoods and found that home values increased by more than 13% 
annually on average- compared with only 8% citywide during the same period. This 
increase had a combined market value of more than $30 million and resulted in more than 
$150,000 in additional property taxes annually. 

Retail sales were also positively impacted. The study found that sales rose by an average 
of 19% in the surrounding area in the two years after the project opened- a period in 
which sales citywide were actually in decline. In interviews with are retailers, many 
indicated that they rnoved into the neighborhood specifically because they anticipated 
revitalization in the wake of the project. As the project undertakes development of its 
own retail component in 2007, we fully anticipate further economic benefit to follow. 

3. 'While I am sui:e the developer had to make numerous trade offs along the way in order 
to complete the project, DURA did not. In fact, DURA's participation was filling a 
financial gap between what the market could support at that time and the project as 
envisioned by the developer. By providing tax increment financing DURA helped to 
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offset the risk associated with the pioneering effort and helped to maintain the number of 
desired outcomes that might otherwise have been eliminated (compromised) in an effort 
to balance the developer's pro forma. 

4. From the perspective of DURA, this project transformed a blighted, abandoned, 
environmentally contaminated site into a vibrate, pedestrian friendly, community of 
almost 3 00 families - in other words, an urban renewal success story. 

In terms of its least successful aspects, the delay in being able to develop the retail 
portion of the site has surely been the most disappointing aspect for the developer and the 
community, That said, market forces are what they are and it is a testament to the 
commitment of the developer and the community that after numerous false starts, the 
retail development is now underway and is in keeping with the original vision, now 
almost 1 0 years old. 

In terms of what makes it most successful, I believe the answer lies in all of the positive 
the offsite impacts. In addition to the elimination of blight, the project is host to 
community wide arts events, a weekly farmers market, and has brought to the existing 
neighborhood almost 300 new households who walk, shop and go to school- further 
enriching the lives of the entire community, not just those fortunate enough to live in the 
project. 
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HIGHLANDS' GARDEN VILLAGE SITE PLAN 

ILLUSTRATIVE SITE PLAN 
HIGHLANDS GARDEN VILLAGE [ 0] Perry Rose LLC 
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·l.ftban reneW~Ldone right 
. . . · want the chance on~ . 38th Avenue, will -Ii3ve retail and offiee 
THEISSUEi . . . day to live or :work in" space, with the goalofminimizingthe need. 
Denver City Coon· a little jewel of 'an urban... for car lrips. : · · .: 
cil will vote on neighborhood? Then hope • · Such ·a design is eminentl:Y . .livable, and 
Elltch Ganlens . the .Denver City Council.. will fit naturally :with the' surro\inding area. . 
redevelopnu,.lf>:: 11pproves the Highlands' as it.gro\vs. But.the~sitenaiiniore to offet:' .. : 

· ·--. ....... ,,, •. .Garden Village pllin to? .The historic Elitclf .. l'heatei'. :will be ~-. 
oi11i~·~:\~~""rede"velop ·the·· forrnef"';l:estored~"and will :allchor'aii open: plaza for' ' 
A good pli,jiifia( E)itch Gardens sit~ in: .~t;mo~~ l!l".lian of activities, 1\e.ople watch
should Jie " · .. ~ ·, : .northwest Denver: : •. .. • · · .mg.;:,Gardens and . gre_en space. along the 

Ve.j'lJ1;r.,, '·'' "The "Virtues · of the 'plan -. irrigation ditcli· near 36th Avenue: enhance 
appro,. :•·•'; ·. ••· flow from its inspiration lii" · privatespace. · ·--=~- '· · ·· . · · · · ' ·· .. 

''new:~oon- ~g!J~j~eri~~0~cf~~~~.~:;icif{o~~~£93::s¥Wi·:a;.?a~~-fil!~ 
new idea as the rediscovery of an old one;· because there's nothing wrong with densi
that a city's vitality depends on a rich mix- ty per se and second_because the. planned 
ttire of people and occupations. Instead of a· . aensity does l)Ot differ greatly from that of 
suburban sprawl half-deserted dUring the surrounding .areas. What makes a place 
day and a downtown deserteil at night, the pleasant ,to Jive in is not some arbitrary 
two connected by endless traffic· jams, an rneasureinerit, but overall good design:· · · 
urban village attempts to knit people's days · · We like the plan, but we iike it even 
and nights together. more considering the alternative; The 

So the Highlands plan includes a mix of · most obvious, and probably .the most prof
ages, from day care to senior housing, and of itable, use of the :space,.would be a "big
housing types. From apartment to town- box" retail operation surrounded by acres 
house to single-family house; families can· of parking. Neigl!~<!_rs;·"understandably, 
move as their needs ~hange -, and never . don't want that;i!J.!lttonly~-ll·'very carefully , 
have to leave the neighborhood. Some of . crafted plan can:,IIlake, any, other use eco-

1 
the houses will be built :with "carriage . nomically feasible.,;?,f> :,,;,·,., .;;~''· 
hou~e: units _with multiple uses: for an Months of pufilic'nleetiligsnave refined 
elderzy_relative, or_wqr~ space for a horne the Highlands p!ariforespQn<;iiO:ci>inm)lni
busiriess, or justto be-rented to help make ty concerns, and the P!aruiliijfCofuinission. 
housing affordable. Some units will combine . unanimously forwarded it to the: council. If 
living and working areas for artists and oth- - the council doesn~t. approve· Highlands, 
ers who need studio space. - there's little chance.' neighbors will ever 

The north part of the site, toward West get anything better." 
. - . ~ 
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New lifefor old Elitch's 

The city council should ap- · 
prove a proposal to revital
ize the old Elilch Gardens 
sHe in northWest Denver. 

For bolh the neighb'orhood imd lhe 
city, lhe project promises fo' !rami
form an eyesore inlo a' ~ibrant 
community. · :::. ·. 

But the proposal is crucial to the . 
en lire Front Range, ID<i ... Unlike 
what's happened in so many towns, 
lhis redevelopment won't add to 
highway gridlock, won't consume 
Carmlaml or open space, won't over: 
tax fire or police services and won't 
require a search lor nc1v nilinlcipal 
water supplies.. · · 

In fact, the plan for the Elilch site 
represents lhe kind of project Colo
rado desperately needs, one lhat 
turns growth back Into the core city 
instead of adding to suburban 
surawl. 
·Almost four years ago, ·I!JiiJcb 

amusement park relocated· to the 
Central Platte Valley, abandoning 
its century-old home on West 38th 
A venue at Tennyson Street. Since 
then, lhe deserted parco! has fallen 

. into disrepair, earning a description 

single-family homes, apartments, 
townhomes and businesses and has 
pledged to preserve lhe site's histor
Ic theater and carousel shell. Perry 
even modified his original plan lo 
resolve early objections raised by 
the mainstream neighborhood 
group. 

However, despite months of nego-
tiations and compromises with 
neighbors, the proposal recenlly en
countered vocal opposition from an
other small neighborhood faclion. 
It's hard to tell if the protesters just 
want Perry to further modify his 
plan or if !hey want the city to re
ject the enlire proposal. 

Either way, lhe real risk to Den
ver and lhe neighborhood Isn't !bat 
Perry's plan will go forward - It's 
that nothing will get done on the 
site. That outcome wouhl leave a 
meS:2 o! dark buUdings, empi.y 
parking lots, peeling paint and bro
ken windows and would harm other 
businesses lhal have sprung up near
by in anticipation of the site's 
renewal. 

Indeed, despite the narrow but 
heated opposition, !he project still 
enjoys supp_ort from the main neigh
borhood organizalion and most ncar
by residents . 

as a fire trap and an urban blemish. 
. Neighborhood residents and city 

... officials rejected previous plans to 
• ·redevelop the land, including one 
: that would have plunked a couple of 

huge box-like stores in the midst of 
the quaint, tree-lined area. .. 

As a result, three weeks ago Per
ry's request to rezone lhe pau:el won 
unanimous approval from the Den
ver Planning Board. 

The plan now on the table, though, 
is far superior lo anything other de
velopers previously proposed. 
Spearheaded by developer Chuck 
Perry (who lives in the neighbor
hood), the partnership wants to build 

· Now, lhF Denver City Council 
must make the final decision. 

Given the benefits to the neighbor
hood, the cily, and the entire Front 
Range, council members clearly 
should endorse the project. 

,-1, In ~Is column alone Is The q~nvcr Post's opinion expressed. 

Dem•er Post 
P.O. Box 1709 
Denver. CO 8020 I 

Ma.rimum of200 u·m·dr. 
Lel/ers mw;t inclutfr•fidl unme, home 
address and day nwf awmiug phone 

-r.-1_., o..,n 1.,n1 



• 

THE NEW YORK TIMES ir!!EA!.. ES'i:'\.T!:: SUNDAY, NOVEMBER 21, 1999 

In Denver, Nostalgia in a l\Tevv Enclave 
An effort to recapture 
the past in housing on 
amusement park site. 

By MINDY SINK 

DENVER 
For more than a century, the EIUch Gar

dens Amusement Park here was a place 
where famllies gathered for summer enter
tainment, picnics or just a strolL Now, as 
houses replace roller coasters on the old 
site, the developers' hope Is that those tradi
tions will continue. 

"There is a great phrase that the best 
cities have one foot in nostalgia, and one foot 
in prophecy," said Jonathan F. P. Rose, a 
developer based in Katonah, N.Y., who has 
joined a Denver developer and ·restaura
teur, Chuck Perry, to form the Perry! Af
fordable Housing Development Corporation. 
"Some part of them reaches back to their 
past and the other to their future, and we 
really· tried to do that here." 

Mr. Perry and Mr. Rase bought the old 
amusement parte site last year, four years 
after it had closed, and are building a $50 
million mixed-use project there called High
lands' Garden VIllage. It ls scheduled for 
completion in 2002. 

The property, about three miles north
west of downtown Denver, Is the first of 
three large mixed-use developments to go 
into construction here. The others are to be 
at the farmer Stapleton Airport and the old 
Lowry Air Force base. 

So far, three homes are occupied and two 
dozen are under construction at Highlands' 
Garden VWage. Later, stores and offlces 
are to be built within wallting distance of the 
homes. Iil. the center of the site are two 
remnants of the"ilmusement park's glory 
days- the historic theater and the carousel 
house, which are to be restored. To date, 25 
of the 31 detached houses In the first phase 
have been sold, with prices ranging from 
$200,000 to more thnn $300,000. The architect 
is Wolff-Lyon of nearby Boulder. 

Following a master plan created by Calth
orpe Associates of Berlteley, Calif., High
lands' Garden VIllage is designed to make 
the new homes and buildings blend in with 
the older, existing neighborhood around the 
site of the old amusement park, where fam
Uy-owned shops and restaurants are within 
walking distance of the homes- an element 
that Mr. Rose and Mr. Perry are now trying 
to emulate. 

Most of the development's 51 houses will 
face existing homes outside the perimeter of 
the sUe. Llke them, they will have a tradi
tional loolc, with front parches and garages 
in the rear, reached from alleys between the 

houses. Some will hav·e attached carriage 
houses with separate entrances above the 
garage, which may be used ns rental apart
ments. 

In later phases of the project, there will be 
a three-story housing complex with 63 
apartments for the elderly; an 8-bullding, 
9D-unit apartment complex; 37 row houses 
and 90,000 square feet of commercial space. 
There will also be ·large areas of open space 
for community gardens and parks, a day
care center and possibly 23 live/work areas 
that are expected to be for artists. 

In addition, the plan calls for a 34-unit co
housing complex - where families live in 
their own homes, but are clustered together 
and share maintenance chores, child-care 
and meal preparation. The co-housing units 
are to have one to four bedrooms, and be 
priced from $140,000 to $250,000. 

The Elltch Gardens Amusement Park 
opened in 1890 on a broad hill that was 
considered remote from the bustling down
town at the time. It offered the public every-

Jonathan.· F. P. Rose, left, and 
Chuck Perry, builders of High
lands' Garden Village. Old domed 
carOusel house will be a gazebo. 

thing from botanical gardens to wi1d ani
mals and thrill rides to big-name entertain: 

'"'· "When Blitch's left in 1994, It left a bole in 
the neighborhood." said Mr. Perry, whose 
home and restaurant are nearby. ""There 
was a lot of uncertainty and concern about 
what would happen. This was not considered 
a "hot' neighborhood then. It has always 
been primarily working-class." 

Part of the development process involved 
meeting with Community groups and resi· 
dents who had endured long summers lis
tening to the shriel's of riders on the Twist
er, the roller coaster at the park. 

"I think the developers ltept the good 
elements -: the thenter, the gardens, the 
parks - and It's no loss at all losing the 
amusement park." said Mary Rlffle, who 
has lived across the street for 30 years. The 
developers plan three acres of parks and 
gardens. .. 

The centerpiece of the project is actually 
a leftover from the park - the historic 
octagonal two-story theater that was not 
only Amerlca's longest surviving summer 
stock showcase, but also where the first 
movies were shown in Denver nnd where 
stars such as Grace Kelly and Sarah Bern
hardt appeared. 

Currently, Perry/ AHDC Is trying to find a 
nonprofit organization that will renovate 
and run the theater with cultural events 
such as films, music festivals or plays. 

"There Is such a lave and almost mysti
cism attached to this theater," Mr. Rose 
said. "What could we replace It with that 

could be any better? A shopping center? 
There's nothing we could do that would be 
better than this. These buildings come with 
such a heritage of goodwill that we can build 
upon." 

Another remnant from the old park that 
bas been incorporated into the design Is the 
old carousel house, which wlll now serve as 
a gazebo near the restored "diagonal fJark'' 
and the day care Center. The carouserttseU 
- along with most of the rides from Elltch's 
- was moved in 1995 when the owners 
relocated closer to downtown Denver in the 
Platte River Valley. 

And there are ather,less obvious, vestiges 
of days gone by. Elitch's was known as 
much for its gardens as far the Tilt-a-WhirL 
Mr. Rose proudly points out that the honey
locust trees next to one of the completed 
houses had been moved within the park. 
Tulip bulbs were saved and wlll be replant
ed throughout the development in gardens 
and along.walkways. 

Although the novelty of the site's history 
makes it Intriguing, It Is actually the small
est of similar projects being developed in 
east Denver. One Is at the former Stapleton 
Airport site on 4,700 acres, which Is expect
ed to haVe a mix of 12,000 residences and 17 
million square feet of office and retail space. 
The other Is at the old Lowry Air Farce base 
on 1,866 acres, which is expected to have 
4,ooa- homes and apartments and 2 mllllon 
square feet or office and retail space • 

AU three of the developments hope to 
include schools and grocery stores, and 
there is a plan far a church at the former 
Stapleton Airport. 

Mr. Rase considers these projects the 
recycling of previously developed land. 
""We're not reducing the supply of farmland, 
we're not destroying a forest, we're working 
where there's existing land," he said. 
"We're also working on existing infrastruc~ 
ture. A huge amount of environmental Im
pact comes from the creation of new roads 
and new water and sewer systems." 

Mr. Rase is a son o{ the late Frederick P. 
Rase, who was chairman of Rose Associ
ates, a major owner-developer of housing In 

y 51 

Data Update 

INDEXES OF HOUSING COSTS 
%change rrom 

Oct.99 Sept. 99 Oct. 98 
Rents 178.8 +0.2 +2.8 
Homeowner's costs 194.0 +0.2 +2.3 
Fuel and utilities 130.1 +0.2 +2.5 

Source: Bureau of labor Statistics 
lndexes: 1982-B4o::100 

MORTGAGE INTEREST RATES (Averages) 

Northeast Wk. Ending Previous Year 
Nov.12 Week 2!l!! 

Conventionai(3D-yr) 7.73 7.75 6.87 
Adjustab1e(1styr) 6.11 6.08 5.52 

Midwest 
Conventional (30-yr) 7.78 7.89 6.98 
Adjustable(1styr) 6.67 6.70 6.08 

South 
Conventional(30-yr) 7.61 7.71 6.78 
Adjustable(1slyr) 6.25 6.29 5.55 

W~st 
Co[lventiona!(30-yr) 7.66 7.77 6.85 
Adjustable(1styr) 6.57 6.59 5.98 

Northeast: Conn., Maine, Mass., N.H., N.J.; N.Y., 
Pa .. R.L, Vt. Midwest: Ill., lnd.,lowa, Kan.,Mich .. 
Minn~o .. Neb .. N.D., Ohio, S.D., Wis. South: 
A! a.. ., Del., D.C., Ra., Ga, Ky., La., Md., ~Iss., 
N.C., Okla. S.C., Term.; Tex., Va, W.Va. West: 
Alaska. Artz.. Calir., Colo.. Hawan. Idaho. M011t., 
Nev.,N.M., Ora., Utah, Wash., Wyo. 

Indexes for AdJustable-Rate 
Mortgages, WeeltEndlngNov.l2 
• 

6-mo. Treasury blll 5.12 5.09 4.50 
1-yr. Treas.security 5.50 5.45 4~2 

3-yr. Treas. security 5.83 5.87 4.57 
5-yr. Treas. security 5.88 5.95 4.51 
Natiqnal Mortgage 
Contract Rate 7.57 7.57 6.88 

'Rates on most adjustable mortgages era sel 1lo a 
percentage pclints above these Indexes. 
Sclurce: HSHAssoclates 

New York City. He left the family business 
in 1989 and now divides his time between his 
home office in Katonah and the Rocky 
Mountain region. 

"At the time I started my business here, 
which is affordable housing, It was very 
difficult to do development work on the East 
·coast because of the recession," he said. '"I 
had done some work In Santa Fe, and I love 
the Rocky Mountains, physically, the envi
ronment, the taste of the air." 

Mr. Rose and Mr. Perry did their first 
project together in 1993, when they redevel· 
oped the Denver Dry Goods buUdlng in the 
16th Street Mall downtown. 

The once-crumbling 104-year-old rarmer 
department store now has 5llott residences 
mixed with office space and a large retail 
space an the ground floor. The Denver Ur
ban Renewal Authority e;ttended partial ft. 
nancing both to that project nnd to High· 
lands' Garden Vtllage. ll 
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Hearthstone project will 
~ttempt to create greater 
sense of community· 

By John Rebchook 
11/ews Real E.State Editor 

Wonderland Hill Development 
Co. today breaks ground on the 
first co-housing project in Denver, 
the $7 million Hearthstone com
plex, located in the Highlands' 
Garden Village community on the 
site of the old Elitch Gardens 
amusement park. 

The groundbreaking ceremony 
for the 33-townhome community 
will be held from 10 a.m. to 2 p.m. 
at the southwest corner of the $50 
million, mixed-use housing devel~ 
opment on West :J6th Avenue and 
Wolff Street. 

The community allows you to· 
log on to the Internet (www.den
vercohousing.com) and read biog
raphies of all the buyers·; early 
buyers range !rom a pathologist to 
masseuses. empty nesters to 
young families. with children. 

Co-housing is a type of collabo
rative housing that attempts to 
create a greater sense of commu
nity than typtcally found in a mod-

ern subdivision. 
Such projects include separate, 

pdvate dwellings but also have a 
large "common building" that in
cludes a big dining room, kitchen, 
lounges, meeting rooms, rec
reation facilities, library, work
shops and child-care areas. 

Boulder-based Wonderland 
Hills, headed by Jim Leach, builds 
more co-housing communities 
than anyone else in the country. 
Colorado leads the nation with 
seven co-housing projects. 

Leach started talking with 
Chuck Perry, the overall develop-· 
er of Highlands' Garden Village, 
two years ago. Wonderland Cus• 
tom Homes, a sister company to 
Leach's co-housing company, is 
building the single-family homes 
at the old Elitch's, with prices 
ranging from $250,000 .to 
$370,000. 

By contrast, the cochousing · 
units range in price from just un
der $150,000 to about $250,000. 
They range in size from about 750 
square feet to about 1,700 square 
feet. 

The common house will have 
more than 3,000 square feet, 
Leach said. 

So far. almost 70 percent of the 

units· in Hearthstone have been 
presola, Leach said. 

"We usually like to have about 
70 percent presold, but I'm not as 
concerned with this develop
ment," Leach said. "The units are 
priced quite well. Basically, the 
units are priced based on our cost 
of the land, and we locked in the 
land prices about a year ago. The 
market has gone up so 'darn much 
that we've benefited· from that.'' 

Perry said Hearthstone helps 
make Highlands' Garden a well
rounded community .. 

"It's one of our key compo
nents," Perry said. ult increases 
the diversity of the development. 
From the beginning, one of our 
guiding principles has been to 
have diversity. Just like biological 
systems ·are stronger if they have · 
a diversity rather than monolithic, 
we believe the same is true for 
communities and developments.'; 
. Perry said he is pleased the co- · 
housing units are relatively afford
able and likes the co-housing con
cept. 

"Buyers at co-housing commu
nities tend to strive for a higher 
level of community," Perry said. 
"They get to know their .neigh
bors a little better and become 

Units at Hearthstone, a 33-townhome 
Garden Village community, will range in price 

more involved, which I think is "We're the only ueveloper who 
good. We just had a little festival has done multiple projects," 
for our buyers here, and they teach said. ·. . 
seem.to be creating quite a nice Leach's next._project. probably 
little neighborhood. ·I think· by will· be built.in:):loulder; with the 
adding co-housing, we're going to 'help of the Boulder Housing Au-
have a ·neighborhood within a tliority. · .;;·;, :. ·. , , 
neighborhood." "What will be,really interesting 

Leach said what sets Hearth- about that one is.'th.~t we:re trying 
stone apart from most co' housing to· partner with Habitat for Hu
projects is that it is part of a larger manity," Leach said. Habitat for 
New Urbanism project.-Co-hous-. -·Humanity. i~ a. "onprofit group 
ing projects often are islands itnto that builds home.s for low-incoine 
themselves. people with volunteer labor. · 
· Hearthstone is the. ninth co- He also is ·looking to do a pro-
housing· project LeaClf has built.··· jectin Westminster.···- ··· ······ -· -,
Together, they have about 300 
unjts. There are 51 co-housing· 
project in North America- 45 in 
the U.S. and six in Canada. 

Contact John Rebchook at 1303)892-
5207, or rebchook@ 
Rocl_lyMountainNews.com. 
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THE PROPERTY REPORT 
'Stnart' Denver Project Gets High Grades 
Sprawl Opponents Applaud 
Redevelopment,· Housing 
A ttracts Strong Demand 

By R VAN CHITTUM 

As many cities across the nation sprawl 
ever farther from their centers , snarl ing 
traffic and polluting the air, the demand 
for via ble urban-redevelopment projects is 
increasing. 

The ideal of what bas come to be 
dubbed "smart growth " is a project that 
combines envi ronmentally friendly 
construction, affordable housing, park and 
walkways, a variety of housing sty les, 
preservation of historic si tes, and quick, 
easy access to mass tran sit -- all in an 
urban setting. 

A new Denver development seems to fit 
the bill. 

Highlands' Garden Vi llage combi nes 
more elements of smart-growth planning 
than any other development, says Shelly 
Poticha, executive director of the Congress 
for the New Urbanism, a San Franci sco
based nonprofit organization that works 
wi th builders to apply smart-growth 
principles. The project, being built by 
developers Jonathan Rose, 50 years old, of 

ew York, and Chuck Perry, 54, of Denver, 
is set on a si te a few miles from downtown 
Denver. 

More cities are helping spur such 
projects in an effort to keep high-income 
earners in town, increase property- tax 
revenues, and use existing infrastructure 
like sewers and roads instead of building 
new, expensive public works. In the case 
of Highlands' Garden Village, the city of 
Denver wi ll recyc le property taxes back 
into the project to the tunc of about $5 
million over 20 years to help finance the 
S85 million deve lopment. Most of the 
money from the city will go toward the 
renovation of a hi storic theater and 
carousel housi ng on the site, which was an 
amusement park for more than I 00 years, 
and to help pay for the parks that wind 
through its 27 acres. 

The developers -- who say they will 
make a I 0% annual return on their 
investment -- are building 290 housing 
units. including single-family homes with 
carriage houses, as well as apartments, 
artists' s tudios, seni or housi ng, 
townhouses and co-housing, or houses 
arranged around a "common house" that 

contams a shared kitchen, guest room and 
laundry. 

The project is 75% completed, and all 
the housing units have sold. No retai lers 
have signed up to lease space at the 
development, but Mr. Rose says he and 
Mr. Perry are in negotiations with several 
interested parties. 

Single-family houses went for $285,000 
to $400,000, and senior apartments rent 
for S532 for a one-bedroom low-income 
uni t to $1,075 for a market-priced two
bedroom. By making 20% of the projects' 
un its "affordable housi ng" -- priced for a 
family earning 50% of the area's median 
income -- the developers qualified for tax 
credits and tax-free city, state and federal 
loans. 

The housing is built to environmental 
standards that make it about 25% more 
energy-efficient than standard housing, by 
usi ng special insula tion and appliances 
and generating power with wind. 
Meanwhile, the developers saved more 
than $80,000 by chopping up the asphalt 
from the parking lot of the old amusement 
park and reusing it to pave the streets. 

Highlands' Garden Village residents are 
encouraged to give up their cars, or a t 
least limit their use, by the proximi ty of 
mass transi t and the avai lability of two 
Zipcars, fueled by compressed natural gas, 
on-site that can be rented for $4 an hour 
and 40 cents a mile. 

Younger people who are rejecti ng the 
suburbs in favor of a more urban lifestyle 

The Highlands' 
Gorden Jlilloge pork 
winds through the 
communlfJ (lop and 
bollom left) 
Co-housing residents 
can go titer m tire 
courtyard (above) by 
the "common house" • 

are a dnvmg force in the demand for th1s 
type of development, Ms. Poucha says, 
along with aging baby boomers who "don't 
necessarily want the responsibility of a big 
house on a big lor on the fringe of a big 
development." 

Developments built on the principles of 
ew Urba01sm do have their share of 

problems. One obstacle to broader appeal 
is concerns about the quality of public 
schools in many ciries. "Publ ic schools are 
an essential issue in where people want to 
raise a family," Mr. Rose says. "The 
suburban II fcstyle may work better for a 
fa mi ly with two parents and kids," he says, 
"but those families are less than 25°•o of 
the households in America." 

Some critics also clle Portland, Ore .. a 
model of planned growth, as an example of 
the downs1de of efforts to curb sprawl , 
saying the ciry has seen land and home 
prices skyrocket because of its planning 
system. 

But the demand for projects like 
Highlands' Garden Village is apparent in 
how quickly it units have sold and the 
prices they have commanded. The units 
sold before they were built, and sale pnces 
increased 25% annually from 1999 to 
2002 , while the surrounding 
neighborhood's sale pnces increased I 0% 
a year. The multifamily units are 99% 
occupied, while Denver's overall rate is 
88%. 
Reprinted from the Woll Street Journal 

C Copyrighl 2003, Dow Jones & Company. Inc. 
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.Planning board. approves 
Posted by Peggy Mackinnon 

YourHub.com user 
i 

The. Denver Planning Board 
unanimously approved the design 
on ,Dec. . 7 for a new 

at 

id 'she canvassed 
neighbors and they. all. said ,they.~. 
loved it. ·- ' · t -,:· 1'.·"· n<··: .. .. 7 

"The management and staff at 
Suitllower are' Iooldng'forwaril. 
being a part' of the Highlands' com
munity," said'BenneH Bertoli, Vice 
president and part owner of Sun
flower. "We are 
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Meet the latest 
coast-to-coast 
pnenomenon: 
commun1des built 
around a love of 
nature, respect 
for the planet and 
old-fashioned 
neighborliness 
Text by S • Zuckerman 
Photo• 1 itpl y by A nn Fn berg 
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Perry Rose LLC 

Projects 

E nvironmentally Responsible Features 
H ighland's Garden Village 
Denver, Colorado 

Green Features of the Development: 

• High density, in fill redevelopment of27-acre former amusement park. 
• Close to downtown and on multiple bus lines. 
• Reuse of existing buildings, including the historic Elitch Theater and Carousel 

Pavilion. 
• Recycling of 30 tons of concrete from former site, crushing it on site and 

reusing it as road base. 
• Utilizing wind source generated electricity for all public buildings and parks. 
• Xeriscaped tree lawns and draught resistant native vegetation. 
• The Community Theater Plaza planted in buffalo grass, requiring one sixth of 

the water of standard blue grasses. 
• The conservation of the mature trees. 

G reen Features of the Buildings: 

• New Sunflower Market Retai l Building on track to receive a LEED Silver 
Certification. 

• Solar sun screens and photovoltaic panels soon to be installed on several 
commercial buildings. 

• Single family homes built to exceed the EnergyStar program's requirements 
with energy-efficient systems, insulating glass windows, and more. 

• Single fam ily homes built to exceed Colorado Homebuilders ' Association's 
BUILT GREEN™ program's requirements; recycled and low VOC materials, 
energy efficient systems, insulating glass, and more ... , 

• Multi-Family buildings using all high energy efficient appliances, boilers and 
other systems. 

• Multi-Family buildings built us ing 'green ' materials and techniques including; 
concrete with a high tlyash content, engineered I joists, decking made from 
recycled materials, and low VOC paints. 

Sunflower Market 

www.rosecompanies.com 

Firm Role: 
Developer/Planner 

Development Profile: 
Mixed-Use. Mixed-Housing Types 
Transit Oriented. Walkable 

Construction Dates: 
Residential: 1998 - 2002 
Commercial: 2005 - 2007 

Total Housing nits: 306 
ingle Family: 52 

Carriage Homes: 20 
Town Homes: 38 

enior: 63 
Multifamil): 74 
Co-Housing: 33 
Live/work Lofts: 26 

Other Uses: 
Retail Office: 75.000 sq. ft 
chool: 43.000 sq. ft 

Theater and Carousel: 38.000 sq. ft 
Open pace: 140.000 sq. ft 
Infrastructure: 388.000 sq. fi 

Construction Types: 
ew Construction 

Historic Renovat ion 
Wood and tee) Frame 

Cost Breakdown: 
Total: $105.8 million 
Acquisition. Infrastructure. 
Demolition. Planning and Open 
pace: $1 5 million 

Town Homes: $30 million 
Co-Housing: $8.3 mill ion 
Live/Work Lofis: $7.8 mill ion 
enior: $7 million 

Multifamil) : $1 0 million 
Commercial: $17.9 million 
School: $5.8 mill ion 
Plaza and Park Entrance: $1 mill ion 
Theater: $3 mi ll ion 

Development Team: 
Urban and ile Planner: Cal thorpe 
Associates. Civitas 
Architects: 
Residential: Wolff Lyon. OZ 
Architecture. HarT) Teague 
Architects. Co-Housing Compan) 
Andrews & Anderson 
Commercial: klipp Architecture 
Landscape Architect: Lee Weintraub 
& The Denver Botanic Gardens 

Development Plan: 
PUDffOD/ TND/ mart Growth 
Urban Redevelopment 
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Urban Renewal 101 

u .... ~ 

.~l i ,h,. ' • Real Estate Development ~ Buy - Improve - Sell "'"'"'""'· 

• Development vs. Redevelopment 

• When the numbers don't pencil. ... 

• Good Idea + Community + Politics + Market ~ 

Opportunity for Urban Renewal to Make a Difference 



"But for DURA ... " 

Defining Urban Renewal's Public Benefits 

11 
/ 

When DURA closes a financial gap, it: 
~ 

/ 
I 

I 
I 

I 
I 
I 
\ 
\ 
\ 

\ 
\ 

/ 
/ 

/ 
/ 

/ 

\ 

' ' ' ' ' 

Addresses a 
Market 
Failure 

Makes It 
Happen 

l 
• Market I Use 

Mismatch 

• Environmental 
Contamination 

• Lack of 
Infrastructure 

' ' ' ' ' ' 
' 

I 

Creates 

~ 
Acts as a 
Market 

Catalyst 

Makes It 
Happen Sooner 

l 
• Reduces Risk of 

Pioneering 

• Signals Polit ical 
Importance 

• Neighborhood 
Amenities 

l 
Accelerates 

Public Revenues 

" Enhances 
Market 

Outcomes 

Makes It 
Better 

t 
• Affordable 

Housing 

• Historic 
Preservation 

• Place-making 
Amenities 

I 
Enhances / 

/ 
/ 

/ 

/ 

' ' ' ' ' 

/ 
/ 

/ 
/ 

/ 

' 

U I a 4 ~ 

~ .... "' .... 
lt~HHII I 

' ' \ 
\ 
\ 

' I 
I 

I 
I 

I 
I 

I 
I 



Literature Review 

• Most impact studies date back to the 60's and 70's 

• Modern studies are few and tend to look at citywide impacts 
- E.g., Is the presence of TIF positively correlated with growth rates? 

-Not surprisingly, findings are mixed 

• Can't find any project specific case studies looking at positive 
impacts in surrounding neighborhoods 
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Highlands Garden Village- The Project 

• Broke ground in 1999 

• 306 planned residential units: 
-52 SFD (+ 20 Carriage Houses) 

- 64 SFA (26 Live-Work) 

- 63 Senior Units (40 % Affordable) 

- 7 4 MF (25 % Affordable) 

- 33 Co-housing 

• Residential portion largely 

built out by June 2002 

• 65,000 SF Retail & 10,000 SF Office 

• Civic Uses 
- Carousel Renovation (5,000 sf) 

- Historic Elitch Theatre (15,000 sf) 

- Denver Academy of Arts & Technology (43,000 sf) 
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Highlands Garden Village - The Deal 

• Total project costs of approximately $102 million 
- $10.3 min Public Improvement 

l1 1 1 a" 
,._ .... ,_ .... 
I.~IHCU I 

• Developer reimbursements to total $4.75 million (5% of PC / 46% of PI) 
- $2 million on infrastructure 

- $1.4 million on open space 

- $1.35 million on theater fac;ade and carousel 

• High infrastructure costs associated with residential, but retail helps to 
offset the costs 

• Base was set in 1999 
- Property = $917k ($62k in revenue) 
-Sales = $0 

• DURA has collected $515k to date ($245k in 2004) 



Looking at Home Value Trends 

32ND AVE 

lf) _, Source: - Denver Assessor's Recorded Home Sales Database and DURA. 

Notes: - Data not adjusted for inflation. 

-Data purged of homes sales below $10,000 and QC, PC, and PR, deeds. 

- CAAGR = Compound average annual growth rate 
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Trade Area 

Single Family Home Values 

Per Square Foot 

North Vs. South of 38th Ave. 

Total Trade Area 

North 

South 

N/S 0/o Difference 

1991 

$47 

$47 

$48 

-2% 

1995 

$89 

$85 

$91 

-7°/o 

(/) 
::I: 
m 
;u ....... 
0 
)> 
z 
OJ 
r 
< 
0 

1996 

$97 

$92 

$103 

-10°/o 

44TH AVE 

32ND AVE 

2001 

$201 

$192 

$211 

.go/o 

2004 

$242 

$243 

$241 

1%, 

Source: - Denver Assessor's Recorded Home Sales Database and DURA. 
Notes: - Data not adjusted for inflation. 

-Data purged of homes sales below $10,000 and QC, PC, and PR, deeds. 
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Trade Area Single Family Home Values -

Expected Versus Actual 

City & County of Denver 
Trade Area South of 38th 

1Trade Nee NOrth.•:~ 

2001 - 2004 
CAAGR 
5.7°/o 
5.5°/o 

2001 
$192 
$192 

$30.8 
million in 
market 
value 

$2,455,092 __f 
Actual 2005 Assessed Value 
in Excess of Expected 

-~--

Source: - Denver Assessor's Recorded Home Sales Database and DURA. 
Notes: - CAAGR = compound average annual growth rate. 



Trade Area Sales Tax Receipts -- 2002 to 2004 

Percent Change in Sales 
Tax Collections 

City & County of Denver 

Study Area 
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2002 to 
2003 

~~--

-20/o 

1°/o 

1, 
m 
0 
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r 
OJ 
r 
< 
0 

s, 

2003 to 
2004 

-1 °/o 

19°/o 

32nd & Lowell 
Tennyson North of 38th 
44th at Tennyson 
38th East of Tennyson 
38th West of Tennyson 
44th at Lowell 

6°/o 
34°/o 
35°/o 
11°/o 
16°/o 

QO/o 

Source: City & County of Denver Dept. of Treasury and DURA 

An additional $259,000 in city 
sales tax revenue in 2004 



Highland Garden Village Influence Area

Fiscal Trends 1998 to 2005 

URA Assessed Value 1998 

Total Value $917,160 

I - Base Value $917,160 

i= Taxable Increment $0 

I 

URA Tax Revenue 1998 

TIF Revenue (DURA) $0 

Base Revenue (City) $61 ,724 

Influence Area Increases in Excess of Expected 
+ Increased Property Tax North of 38th 

+ Increased Influence Area Sales Tax 

URA + Influence Area - Increase Only 
Influence Area - Increase Only (City) 
Source: - Denver Assessor's Recorded Home Sales Database, 

City & County of Denver Treasurer's Data and DURA. 

2005 

$5,114,730 

$1 ,293,740 

$3,820,990 

2005 

$245,162 

$83,009 

$157,524 

$2591000 

$682,971 
$437,809 



Highlands Garden Village - The Outcome 

Make It 
Happen 

t 
Make It 
Happen 
Sooner 

t 
Make It 
Better 

• $3.4 million in infrastructure and open space costs 

• $1.25 million Demolition and environmental cleanup 

• Likely market rate outcome 7 big box retail 

• Development along 38th Avenue was considered 
pioneering at the time (hard to finance) 

• Subsequent market fluctuations might have delayed 
redevelopment even further 

• Affordable Housing - 50°/o affordable I 60°/o AMI 

• Historic Preservation - theater I carousel 

• Place Making - mixed use 1 open space I connectivity 
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N9-DRAFT 
MAY 28, 2003 

ARTHUR SEGEL 

Highlands' Garden Village 

"There is a great saying that the best cities have one foot in nostalgia and one foot in prophecy. Some part of 
them reaches back to their past and the other to their future ... we really tried to do that here." 

-Jonathan F.P. Rose; 

It was March 2003 and Chuck Perry was awaiting the arrival of his New York-based business 
partner, Jonathan Rose, at Denver International Airport. As he watched the planes land, he marveled 
at the emotional roller coaster ride he had been on since he and Rose had begun Highlands' Garden 
Village (HGV), their latest mixed-use, mixed-income development project. In 1996, they had optioned 
the unused Blitch Gardens amusement park site, and since then had transformed the site into a 
traditional neighborhood development which was now nearly complete. The amusement park rides 
had been dismantled and replaced with apartments, homes, and two acres of open space. The 
project's pro formas were positive and the residential units were fully sold. 

Despite the swift completion of the residential units, Perry and Rose were in danger of falling 
behind schedule on the commercial component of the project. Perry had been prospecting for an 
anchor tenant for over 18 months, but the ideal tenant - one that would be aligned with their 
financial goals and their vision for the site- was elusive. If they wanted to finish the project on time, 
they would have to decide on a course of action within the week. Two potential options had emerged 
over the last few months: anchoring the space with a natural foods grocery store, or scaling back the 
retail space and adding residential units. It would not be an easy choice, and to complicate matters, 
Perry had just received a phone call from a national grocery chain expressing interest in the site. 

The partners had begun the Highlands' Garden Village (HGV) development with a clear vision of 
the kind of community they wished to create. The project was intended to serve as a model for the 
revitalization of under-used sites, such as declining malls, in near-downtown areas across America. 
Incorporating the principles of New Urbanism and Smart Growth, they aimed to create a mixed-use, 
transit-linked "garden village" with residential, retail, and office space linked through a network of 
walkways and parks. Their plan called for a diverse range of housing types and income levels, 
including single-family homes, Jive-work lofts, market rate and affordable senior and multi-family 
apartments, and co-housing. As with any Perry Rose development, environmentally sensitive, 

Professor Arthur Segel and MBA '03 students Eve Bould and Hank :Midgley prepared this case. HBS cases are developed solely as the basis for 
class discussion. Cases are not intended to serve as endorsements, sources of primary data, or illustrations of effective or ineffective 
management 

Copyright© 2003 President and Fellows of Harvard College. To order copies or request permission to reproduce materials, calll-800-545-7685, 
write Harvard Business School Publishing, Boston, MA 02163, or go to http:/ /www.hbsp.harvard.edu. No part of this publication may be 
reproduced, stored in a retrieval sys~ used in a spreadsheet, or transmitted in any form or by any means---electronic, mechanical, 
photocopying, recording, or othetWise--without the permission of Harvard Business School 



Highlands' Garden Village 

energy efficient building design was integral to their vision. Above all, Rose and Perry sought to 
create what they called a "sense of place" in HGV and respect its storied past as a regional landmark. 

As Perry checked the Arrivals listing for Rose's flight, he thought back to the old Mr. Twister ride 
that had once towered over the site. The last seven years had lots of ups and downs, just like the old 
roaster coaster. As he mused over the decisions before them, Perry noticed Rose, dressed in his usual 
attire of Merrell shoes and a black fleece vest, approaching him from the gate. Knowing that he and 
Rose had to make a decision about the commercial space this week, Perry wondered whether they 
could continue to maintain a balance between their financial goals and social mission, or whether 
they would have to compromise one in favor of the other. 

Perry Rose LLC 

Perry Rose LLC, a planning, development, and advisory firm with a focus on mixed-income 
projects in the Rocky Mountain region, was founded by Jonathan Rose and Chuck Perry in 1996. The 
founders were both experienced developers and had worked together on a project in 1993 
redeveloping the Denver Dry Goods Building. Rose, who held a Masters degree in Regional Planning 
from the University of Pennsylvania, had over three decades of experience and had spearheaded 
numerous innovative mixed-use and adaptive re-use projects. One notable project was The American 
Thread Building, which Rose completed in 1980. The project converted the former Wool Exchange 
Building, originally constructed in 1893, into one of the first live/work loft developments in the 
fashionable Tribecca area of New York City and was the first building in the world to include internet 
access in every apartment. Perry, who held a Ph.D. in Urban and Regional Planning from MIT, had 
extensive experience in community planning and affordable housing development in Denver. Prior 
to his involvement with Perry Rose, he had worked as Assistant Executive Director of the Denver 
Urban Renewal Authority as a senior housing planner for the Denver Planning Office. 

Perry Rose was an affiliate of Rose's development company, Jonathan Rose Companies LLC (Rose 
Companies), a network of six privately-owned planning and development firms aligned around a 
mission to "repair the fabric of cities, towns, and villages, while.preserving the land around them." 
Like all Rose Companies affiliates, Perry Rose was in business not only to make a profit for its 
investors, but also to provide models of socially and environmentally responsible development for 
others to replicate. The firm aimed to demonstrate that mixed-income, mixed-use developments 
incorporating green building design and located near transit nodes with ample open space were both 
great places to live and financially attractive investments for developers, investors, and lenders. 

Guiding Principlesii 

Five principles guided the work of all Rose Companies affiliates. The first principle was to 
promote diversity in terms of uses and income levels. Rose commented, "Diversity can be a 
significant strength from a developer's perspective. Having a mix of uses and price points within a 
single project helps to hedge market risk. If one property type enters a downward cycle, we can 
usually make up the difference with another component of the project." Rose likened his diverse 
developments to "healthy biological systems" rich with interrelated, and mutually reinforcing 
components. Using the same analogy, he compared single-use developments to monocultures, which 
are notoriously vulnerable to disease and external shocks. 

2 
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Environmental responsibility was the second principle behind HGV and aU Rose projects. While 
there were financial advantages to "green" development practices, such as reduced energy and 
material costs, Rose and Perry espoused environmentally sensitive construction and building as a 
matter of principle. "Green building is a no-brainer for us. It's simply the way we work," Rose 
elaborated. " It starts wilh selecting the right places to build and Lhe right places to leave unbuilt. It 
extends to the design and construction phase, in which we recycle or reuse as much demolition and 
construction waste as possible and use energy efficient systems and appliances wherever we can. In 
the final product, our buildings include energy efficient features such as insulation, south facing 
courtyards, and recycled or recyclable construction materials." 

Promoting livelihood, or quality of life, served as the third principle for the firm's work. While 
other community development firms focused almost exclusively on job creation and economic 
development, Rose Companies sought to create a new community development paradigm focusing 
on livelihoods rather than jobs. Rose defined a livelihood as "an enriched, balanced life, which 
includes a meaningful work life, a satisfying family life, and a healthy relationship with the larger 
community." Rose and Perry believed that development and design choices could have a significant 
impact on the livelihood, or quality of life, of their residents. For instance, locating their projects near 
public transportation hubs allowed residents to cut their commuting time and spend more time with 
their families. In a similar vein, the open spaces and parks in their projects provided venues for 
relaxation, recreation, and community interaction. 

The fourth and fifth principles were interdependence and impermanence. Rose commented, 
" Lnterdependence is what unifies the first th ree principles of diversity, environmental responsibility, 
and livelihood. The better we understand the subtle effects of the places we build, the less we disrupt 
the web of life, and the more we strengthen the health of the communities we create." Impermanence 
was an important principle underlying aU of their work. "Because human communities are 
impermanent and dynamic," Rose elaborated, "there is hope tha t we can improve current conditions. 
At the same time, we must plan for the future and designing communities that are adaptable. We try 
to design and build so that human and natural environments can change for the better." 

Sustainable Design 

Environmentally sustainable design, or "green building," refers to an effort to maximize both 
economic and environmental performance through energy efficient or "high performance" building 
technologies.rn The US Green Build ing CounciP (USGBC), a non-profit organization with the s tated 
mission of promoting ''buildings that are environmentally responsible, profitable, and healthy places 
to live and work," claims that the built environment has a profound impact on the natural 
environment, human health, the economy, and worker productivity. For example, according to the 
USGBC, US buildings account for: 

36% of total energy use/65% of electricity consumption; 
30% of greenhouse gas emissions; 

1 Founded in 2000, the US Green Building Council was comprised of over 1,000 corporate, non-profit, and government 
organizations who recognized the environmental. financial, and human health benefits of sustainable building practices and 
seek to facilitate green building through market-based, rather than regulatory, means. The council's principal activities 
included disseminating educational and marketing materials to accelerate the adoption of green building practices and 
developing and administrating Lhe Leadership in Energy and Environmental Design (LEED) Green Building Rating SystemTw, 
which was widely accepted as the national standard by which "green" commercial, institutional, and high-rise residential new 
construction was measured. 

3 



30% of raw materials use; 
30% of waste output/136 million tons annually; 
and 12% of potable water consumption.'v 

Highlands' Garden Village 

Green building advocates claim that technological advances make it possible to significantly 
improve the design, construction, and operations of buildings, resulting in benefits to the 
environment, human health, and the economy. While the environmental and health benefits of green 
buildings are widely accepted, the business case is somewhat controversial. The USGBC published a 
ten-point summaiy of the business case for green building, which includes the following arguments: v 

4 

1. Green buildings do not necessarily cost more to build, and any higher first costs are usually 
recovered through lower operating costs. While a piecemeal approach to sustainable design 
may increase total project costs, integrated design leads to decreased net costs. For example, 
resource-efficient features like energy efficient windows may cost more when viewed 
individually, but their presence allows designers to reduce total project costs by downsizing 
HV AC systems and duct work. 

2. Green buildings are by definition efficient buildings, which makes them less costly to own 
and operate. It is possible to realize annual energy cost savings of 20 to 50% through 
integrated planning, site orientation, energy-efficient technologies, on-site renewable energy 
production, natural daylight and ventilation, and downsized HV AC and other equipment. 

3. In commercial environments, green buildings can boost employee productivity. Research 
suggests that increased natural light exposure and improved air quality increase occupant 
performance by 6 to 26%.vi 

4. High performance buildings offer tenants healthy and safe indoor environments and have 
been shown to reduce the incidence of communicable respiratory diseases, allergies and 
asthma, and other health complaints. 

5. Green buildings can reduce legal liability for owners, especially in the growing area of "sick 
building" litigation and insurance premiums relating to mold and other health concerns. 

6. High performance features create value for tenants. Flexible design features common to 
commercial green building design reduce the costs of employee relocation within a building. 
Reduced energy and water bills help attract and retain tenants. 

7. High performance green buildings can increase property value. This may be realized 
through higher market valuations, lease premiums, or stronger occupancy performance in 
downward cycles. 

8. Green buildings are eligible for attractive incentive programs. These include mortgage 
programs that offer attractive rates for energy efficient homes, tax credits for green building, 
preferred zoning considerations, and expedited permit reviews. 

9. High performance buildings can be a source of differentiation in a competitive market. 
Owners and developers can benefit from the public goodwill associated with the social and 
environmental benefits of green building projects. 

10. The attention to detail and design associated with sustainable building reduces project risk. 
Processes such as interactive design and life-cycle analysis reduce project uncertainty. 
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While some developers subscribed to the US Green Building Council's point of view and saw it as 
the wave of the future, many in the industry were skeptical of the business case. Clear evidence 
existed that green buildings could cost far less to operate than traditionally designed builders (see 
Exhibit 1 for ·an overview of energy use by development type). However, developers were often 
wary of spending more upfront on untested energy efficient technologies, especially since it was 
unclear whether buyers or tenants would pay a premium for green construction. 

Greyfield Development 

Greyfield development was a central focus of Perry Rose's work. An intermediate category 
between greenfield sites (sites without any prior development) and brownfield sites (sites that have 
been contaminated by prior industrial use), greyfield sites were single-use landscapes that had 
become obsolete, such as "dead malls," vacant parking lots, defunct airports, decommissioned 
military bases, or, in the case of HGV, abandoned amusement parks.vli Greyfield sites were prime 
targets for mixed-use, smart-growth developments, as they were often urban sites with existing 
infrastructure located near public transportation 

Mixed-use greyfield development fit the Rose Companies' mission, as it combined community 
development with environmental responsibility. Rose explained, "We're not reducing the supply of 
farmland, we're not destroying a forest. We're working where there's existing land. We're also 
working on existing infrastructure. A huge amount of environmental impact comes from the creation 
of new roads and new water and sewer systems. "vili On a macro level, grey field development was 
important because the current level of greenfield development in the United States was 
unsustainable. In fact, according to a US Environmental Protection Agency study, between 1950 and 
1990, developed land increased at 2.5% per year, or 2.65 times as fast as the growth in population)" 

Compared with greenfield development, greyfield development had other compelling 
advantages. There were indications that demand for greyfield development was rising while 
greenfield development was thought to be stabilizing or even declining. According to a 
PriceWaterhouseCoopers study on "dead malls" conducted in 2000, 7% of all existing regional malls 
were obsolete and another 12% were likely to become obsolete within five years." At the same time, 
demand for mixed-use urban developments was rising as aging baby boomers and their adult 
children were fleeing the suburbs in search of shorter commutes and higher quality of life. Greyfield 
development also offered potential cost savings since using existing infrastructure, such as 
waterlines, was cheaper than building in greenfield sites. 

Permitting was sometimes easier in greyfield developments. Rose explained, "Permitting 
greenfield development used to be far easier than permitting greyfields, but over the last five years, 
the gap has basically closed. Greenfield development is getting more and more difficult to permit as 
rural and suburban communities are getting increasingly sophisticated and are realizing that they 
don't want the traffic and other problems associated with sprawl. At the same time, cities are 
recognizing the value of urban infill and are working on malcing it easier for developers. The primary 
techniques that cities have used to achieve this objective are to add mixed-use overlay zones to the 
zoning codes, and to provide parking and other economic incentives for mixed-use development." 

" 

The growing prominence of infill development was clear to Perry and Rose, who lived with the 
largest infill development in the world, the 4,700-acre redevelopment of Denver's now defunct 
Stapleton Airport, literally in their back yard. See Exhibit 2 for highlights of this project. There were 
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several key challenges associated with greyfield development. Not In My Backyard (NIMBY) 
activism was a common problem, since residents of surrounding areas often opposed redevelopment 
efforts, especially when they included the introduction of affordable housing units or a new property 
type to the neighborhood. Rezoning posed another potential challenge, as greyfield projects often 
involved introducing new, often mixed, property types in previously single-use zones. 

New Urbanism 

Perry Rose's work also embodied the principles of New Urbanism. The core principles of New 
Urbanism evolved from the growing problem of urban sprawl, represented by the separation of 
residential, commercial, retail, and civic spaces and resulting in an increasing dependence on the 
automobile, a decrease in the sense of community in American cities, and a growing impact on the 
environment."' See Exhibit 3 for a summary of the principles of New Urbanism. 

According to Perry and Rose, New Urbanism made environmental, social, and financial sense. 
According to a Texas Transportation Institute study, commuters sit in traffic for a total of 4.5 billion 
hours every year, representing 6.8 billio.n gallons of wasted fuel and $78 billion in lost productivity."" 
Commuters who live in traditional suburban neighborhoods bear not only the suffering of waiting in 
traffic but the additional cost of commuting long distances to work. According to Perry and Rose, 
living in a community where one could walk to work could save consumers over $500 per year in 
transportation costs. See Exhibit 1 for a summary of energy use by development type. 

Highlands' Garden Village 

There were numerous examples of projects around the country that incorporated either greyfield 
development, sustainable design, Mixed Use or New Urbanism, but HGV was unusual in that it 
incorporated all Four. The plan for HGV, developed by Perry and Rose with noted New Urbanist 
planner Peter Cal thorpe, was intended to serve as a model for future greyfield developments. In fact, 
Highland's Garden Village served as a testing ground of ideas for Calthorpe to then bring to 
Stepelton , where he also served as master planner. 

Elitch Gardensxiii 

The site of HGV, Elitch Gardens (known as E!itch's), has been called "the most intriguing of 
America's amusement parks."xlv Founded by John and Mary Elitch as a botanical garden in 1890, the 
park was also home to Denver's first zoo and America's oldest summer stock theater.xv The 
distinctive octagonal theater remained in operation until 1988 and over the years featured 
performances by Grace Kelly and Ray Charles, among others. By the 1990's, however, Elitch's was 
struggling to compete with modern, large-scale amusement parks and was beginning to show signs 
of age. In 1994, the owners relocated and recreated the park on a 90-acre site near the sports stadiums 
in Denver's Central Platte Valley. (See Exhibit 4 for an aerial photograph of Elitch Gardens in 1994.) 

Although the former Elitch's site was listed for sale, from 1994 to 1996, the future of the 
abandoned site was uncertain. All that remained on the site were a handful of plywood buildings, an 
antiquated theater with no heat or air-conditioning, and the decaying amusement park rides 
including the monstrous Mr. Twister. It was becoming a popular place for teenagers to hang out 
after school, and beer cans littered the entrance to the park. 

6 



Highlands' Garden Village Draft 

In 1995, the Gurtler family, who owned the vacant Blitch site, announced plans to develop a retail 
center, anchored by a regional grocery store (65,000 square feet) and large regional hardware store 
(60,000 square feet). Members of the West Highland Neighborhood Association (WHNA) vigorously 
opposed the plan, arguing that the strip center and associated parking Jot would be an eyesore which 
would erode home prices and jeopardize the future of West Highland, one of the oldest residential 
neighborhoods in the city. Citizens from across the Rocky Mountain region joined the community in 
protesting the proposal Elitch's held significant sentimental value for many in the region who 
considered the park part of their own personal history. Perry commented, "This was where a lot of 
people had their first kiss - on Elitch's carousel, or on the Tilt-a-WheeL A lot of people had an 
interest in what happened to the site." 

Despite its charms, the amusement park had been a source of noise and traffic (not to mention 
screams from the roller coaster). The majority of West Highland residents welcomed some sort of 
redevelopment of the site, as long as it was done responsibly. 

Request for Proposals and the Launch of HGV 

As it became clear that the neighborhood would oppose rezoning the Blitch site as a strictly a 
commercial center, the Gurtler's involved both the city and the West Highland Neighborhood 
Association in issuing a request for proposals for redevelopment of the site in 1996. Perry and Rose 
collaborated with Calthorpe to create a proposal for HGV. Unlike the competing proposals which 
called exclusively for single-family homes or cultural plans exclusively focusing on revitalizing the 
Theatre, Perry and Rose's plan set forth an innovative vision of a mixed-use, environmentally 
friendly, diverse community that would respect Blitch's heritage by preserving historic elements of 
the former park. According to Mary Anderies, Chair of WHNA's Blitch's Redevelopment 
Committee, "It was certainly a breath of fresh air to have [Perry and Rose's) proposal come 
forward.''xvi The city and the community group reached a swift consensus to work with Perry and 
Rose, and the developers optioned the land from the Denver Redevelopment Authority, contingent 
upon community approval of the master plan. 

Designxvii 

Calthorpe's design for the 12-block community reflected his New Urbanist background. The 
pedestrian- and bike-friendly design called for a network of narrow sidewalked streets and green 
walkways, and all housing was located no more than two blocks from the commercial areas. The 
master plan included rear alley parking in residential areas and diagonal on-street parking in the 
commercial space in order to reduce the need for surface parking lots. Three acres of public open 
space in the form of a plaza, parks, community gardens, and playgrounds encouraged residents to 
get to know each other. Buildings were designed with street-facing entrances and south-facing 
windows, providing a sense of location as well as "eyes on the street" for both safety and community. 

The plan was aimed to repair the site's connections with the surrounding neighborhood of West 
Highland. The site's new street grid aligned with existing neighborhood streets. Victorian and 
Tudor architecture reflected West Highland's traditional architecture, and single family homes 
bordered the site on three sides to reflect the style of the adjacent streets. On the fourth side, HGV's 
commercial space faced West 38'!' Street, a deteriorating commercial corridor of lower end retail and 
commercial uses. (see Exhibit 5 for an aerial photograph and Exhibit 6 for the Master Plan). 

A sense of diversity permeated the design, from the mix of uses to the wide range of home styles. 
The project balanced work and home life by juxtaposing a total of 306 residential units with 
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approximately 250,000 square feet of land area available for office and retail space. See Table A for a 
breakdown of units by type. 

Table A: Housing Units by Type 

Housing Type Units 

Single Family 52 

Carriage Homes 20 

Town Homes/Condominiums 64 

Senior 63 

Multifamily 74 

Co-housing 33 

Total Units 306 

Source: Perry Rose LLC 

The design ensured a range of incomes and ages through the inclusion of affordable housing for 
seniors, singles, and families, artist-style live/work lofts and apartments over commercial space, 
rental "accessory apartments" in carriage houses, townhouses, and single family homes. A co
housing community was also included in the design. (Co-housing is a communal living model in 
which residents of a cluster of free-standing homes share a "common house" which serves as a group 
dining, childcare, and recreation facility. See Exhibit 7 for a photograph of the co-housing units and 
common house. 

The design also leveraged Blitch's historical layout and existing structures to create a public realm 
with an authentic sense of place. In recognition of the site's past, the official pedestrian entrance to 
the park was designed to maintain the park's historic entry way. The theater was to be preserved 
and was intended to serve as both the physical and spiritual center of the community. Several 
gazebos and children's play areas from the original park were weaved into the design of the public 
spaces. 

Finally, the site design and building construction specifications included a number of green 
features, in keeping with their principles-based strategy. Recognizing that their approach would be a 
replicable model only if it made financial sense, these features were limited to an additional 1% of 
total construction costs. See Exhibit.9 for a summary of the green design teclmiques used. 

Permitting and Approvals 

Given the "principle-based" nature of the proposed design, Rose and Perry had not expected to 
face resistance in gaining neighborhood approval of the master plan. To their surprise, however, a 
vocal minority of the community staunchly opposed the plan, and the negotiations stretched out for 
two years. A community resident summarized the nature of the opposition in an internet chat room: 

B 

Most [of the dissenters) were afraid the area [would) be too densely populated. Some were 
afraid their shabby businesses would suffer. Some took the opportunity to vent, still pissed 
from when the park was there and they had to pick up garbage off their lawns. One minute 
they criticized the scary experimentalness [sic] of the plan and the next, they went after its 
'obsolete, old-fashioned' mix of income and living styles. None could explain why a derelict, 
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graffiti ridden eyesore (or in fact, a likely strip mall) was preferable to an integrated 
neighborhood.~ili 

After two years of intensive meetings with the WHNA and other neighborhood groups, Perry and 
Rose finally received community approval of the plan, and it was adopted by the city. During the 
permitting process, the developers had to negotiate with the city over a series of zoning and building 
code issues. For example, the HGV design called for 28-foot wide streets, in keeping with the street 
design of the surrounding neighborhood and the New Urbanist concept that narrow sidewalked 
streets promoted pedestrian traffic and fostered a sense of community. The city building codes 
mandated 36-foot streets for new construction, based on the turning radius requirements for fire 
engines. Perry Rose and the city eventually reached a compromise at 32 feet. 

After investing $500,000 and two years of effort in the zoning and approvals process, Perry and 
Rose created the HGV Land LLC to purchase the 27-acre site for $2.4 million in 1998, financing the 
transaction entirely with their own equity. 

Financing and Land Sales 

HGV Land LLC owned the land and was responsible for financing and constructing the site's 
infrastructure. The LLC sold land to other entities for the development of the residential and 
commercial space. Rose explained, "We took one of three approaches on every lot: we sold it to a 
third party builder with a profit-sharing arrangement, we sold it outright to a third party, or we sold 
it to a separate limited partnership that we owned to develop multi-family housing." Most of the 
home lots were sold to Wonderland Builders, a local builder with extensive green building 
experience, which had a profit-sharing arrangement with HGV Land LLC. 

With more than 20%. of the project's residential units set aside for affordable housing (priced for 
families with incomes below 50% of the median income for the area), HGV's multi-family housing 
was eligible for tax credits and tax-exempt financing from state and federal sources. 

TIF Financing 

The city of Denver used its Tax Increment Financing (TIF) program to give incentives to 
developers who increased the city's tax income. Under the program, a developer was eligible to 
receive 100% of the incremental sales tax and property tax revenue generated by a development for a 
period of 25 years, up to a maximum amount based on the amount spent on public infrastructure 
such as roads and utilities. To provide up-front liquidity, a developer could issue a bond to the public 
markets backed by the future TIF income. The public infrastructure in the HGV project that qualified 
for TIF reimbursement from the Denver Urban Renewal Authority allowed HGV Land LLC to issue a 
bond with a maximum value of $ 4.75 million. Perry and Rose knew that it was possible to either 
exceed or fall short of the maximum TIF reimbursement because the amount of tax revenue 
generated by a each square foot of the site would depend on how the site was developed. They 
estimated that space developed for retail would generate between $2.00 and $7.00 per square foot of 
built space per year in sales tax income, depending on the retail tenant. Additionally, they estimated 
that property tax incrementwould be approximately 50 cents per building square foot for residential 
uses and approximately $1.65 per building square foot for commercial uses. 

See Exhibit 10 for an explanation of how Tax lncrement Financing works. 
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Phased Approach 

In an effort to mitigate risk, Rose and Perry took a staged approach to developing the site, 
beginning with a small number of single family homes and basic infrastructure investment. 

After soliciting bids from various home builders in the area, they selected Wonderland Builders as 
the exclusive residential builder for the site. Wonderland purchased 10 single family home lots from 
HGV Land LLC, with the agreement that the developers would receive 50% of the profits from the 
home sales. The builder agreed to follow the design guidelines set forth in the master plan, which 
required that each home's construction exceed Colorado's Built Green and Energy Star standards and 
used designs that Perry and Rose had created with Wolff Lyon Architects. Perry and Rose let 
prospective buyers select home sizes, styles, exterior paint colors, and building materials (brick, 
stone, or wood) from a portfolio of options included in the master plan. "We tried to leave the design 
choices up to the market and avoid a 'top-down' approach, " Perry explained. 

The developers' laissez faire approach yielded interesting results. Given free choice, five home 
buyers in a row chose the identical home. The developers were somewhat disappointed in the cookie 
cutter look that was taking shape. "Diversity is critical to our strategy, so we were frankly shocked at 
the way most of our buyers chose the same cream colored two story homes in the first phase of 
construction," Rose commented. To achieve diversity, Rose and Perry decided to take a more 
proactive role in deciding which house designs would be used in each new building location. 

The strong results of the first phase of home sales prompted Perry and Rose to move ahead 
quickly with the completion of the residential portion of the plan. See Table A for actual versus 
expected home sale prices. 

Table B: Average Home Prices- Expected Versus Actual (OOO's) 

Home Type Comparable Sales Price Actual Sales Price Price Premium 
Single Family $255 $315 24% 
Town Home $185 $225 22% 
Co-Housing $190 $205 8% 

Source: Perry Rose LLC 

It was unclear what was driving the strong sales performance. According to Rose, "Buyers see 
energy efficient appliances as a 'nice to have,' but they are not necessarily willing to pay more for the 
long-term benefits." Similarly, it was unclear what role the New Urbanist design and community 
focus played in the price equation. Homes were selling at a premium to the neighborhood homes, 
but Perry and Rose recognized that it was hard to determine exactly why. "It was difficult to find 
comparables for the site. HGV's design was completely different from the surrounding area, and on 
top of that, there hadn't been a new home sale in West Highland in over a decade," Perry explained. 

Some would argue that that HGV was enjoying the benefits of an upswing in the real estate cycle. 
However, Perry and Rose believed that the green features and New Urbanist design partially 
explained the high prices, or at least the swift sales cycle, high occupancy rate, and stable rent levels. 
As of March 2003, HGV's occupancy rate stood at 100%, compared to the market rate of 86% in the 
surrounding area. Rents at HGV had held steady, while market rents had fallen 30% on average. 
Rose observed, "I like to say that I'm a 'defensive developer' in that I make seemingly high-risk 
decisions that end up lowering my risk. Some would characterize green building as expensive and 
high risk, but I see it as strategy for mitigating risk. If a buyer is comparing two homes, all else being 
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equal, they will probably choose the green home that is more energy efficient and healthier. If I can 
get that kind of competitive edge for a 1% increase in up front costs, I consider that a bargain." 

Community 

Perry and Rose made an explicit effort to create a community within HGV. Rose explained his 
philosophy on community building: "I believe there are two elements to any community: the 
hardware and the software. The hardware is the physical elements, such as open spaces, parks, and 
the public buildings. The software consists of the community gardens, the farmers' market, and all 
the ways that people come together to make a place a place." 

HGV's community "hardware" included a variety of open spaces, such as children's playgrounds, 
the carousel building, the theater, and a grassy public plaza. The carousel building ·was a key 
element of HGV's public realm. Although the carousel itself was long gone, the building that housed 
it had been converted into a gathering place suitable for weddings and quiet meditation. The floor of 
the building featured a walking labyrinth modeled after a design in the cathedral at Chartres, France. 
Perry and Rose had helped to create a non-profit organization to restore the old Elitch Theater, which 
was built in 1890 and was listed on the National Register of Historic Places and the official list of 
Denver Landmarks.""' A $14 million fundraising campaign for the renovation project was underway, 
and the developers envisioned transforming the relic into a fully operational community theater 
within the next five years. The plaza facing the theater currently hosts a farmers' market on the 
weekends, along with concerts, plays, and neighborhood events. See Exhibit 8 for a photograph. 

The intangible community "software" was evident in the various ways that residents interacted. 
Rose explained, "We have a group of 30 residents who serve as a volunteer gardening club for the 
community. Most weekends, they are out planting and pruning in the parks and open spaces. 
There's been a great deal of interest in the gardening club. I call it our 'Gardening Peace Corps.'" 
HGV's strong community benefited the developers in various ways. "Ultimately, what we're selling 
is a sense of place," Rose explained. "The green features and the New Urbanist design help to attract 
community-engaged residents who tend to want to get involved in the neighborJ:tood. Resident 
affinity is important because it's what keeps people from moving out. Colorado is a notoriously fluid 
and transient state. People don't tend to stay put for very long, but if you look at the relationships 
our residents have with each other and with this community, you'll see why our turnover is so low. 
This has a huge economic impact for us as owners and developers." 

Perry and Rose were pleased with the diversity of the community they had created at HGV. "All 
the marketing people told us it couldrt't be done. They said we wouldn't be able to sell a mixed-use, 
mixed-income community with $400,000 homes alongside affordable housing," Rose commented. 
"But we've proved them wrong again. The idea that diversity doesn't work is simply an urban myth. 
People don't realize it, but the diversity at HGV is no different than a typical neighborhood in New 
York or Boston. This is really nothing new." 

Results to Date 

As of March 2003, all the housing units had been rented or sold. The land reserved for the retail 
and commercial components of the project remained empty lots. Rose and Perry's pro forma forecasts 
indicated an IRR of 15% on their overall investment if the could get the commercial partially leased 
and start construction within the next three months. This assumption was becoming increasingly 
suspect, however, given that Perry and Rose had yet to find an anchor tenant for the site. 
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Retail Decision 

Rose and Perry spent the drive home from the airport reviewing their options for the 250,000 
square feet of undeveloped commercial land. They were considering two alternatives: bringing in a 
natural foods grocery store as a retail anchor, or forgoing an anchor and scaling back the retail 
development to approximately 50,000 square feet of rentable area on half of the commercial land and 
then developing the other one-half of the commercial land to accommodate 40 more residential units. 
They had lined up prospective tenants for the small retail units lining West 38th Street including a 
drycleaner, a hair salon, a bank branch, and a local - restaurant. These tenants recognized the value 
of having a community of over 1,000 residents within walking distance and were willing to occupy 
the space with or without an anchor tenant. Perry and Rose were somewhat skeptical that 
unanchored retail space would be viable on the site, but they also recognized the potential financial 
benefits associated with reallocating some of the retail space for residential development. Rose 
commented, "What makes this decision so complicated is that we have to consider each option along 
four dimensions: the land sale price, which is driven by lease rates, the associated TIF benefits, and 
the character of the site." There were a lot of moving parts, and each option involved inherent trade
offs. 

Although the development costs for the entire project were fixed at $10.00 per square foot, land 
revenue per square foot depended on the use to which the land was put. Therefore, different 
components of the project had vastly different levels of profitability, some even showing a loss. 
Without resolution on the strategy for the commercial space, the level of profitability of the entire 
project was still a question mark. 

Grocery Anchor 

The first alternative was to pursue Calthorpe's original vision for the site, which included an 
anchor tenant located at the comer of Wolff and West 38th Streets (see Exhibit 6 for Highlands' 
Garden Village Master Plan). Perry and Rose had been approached by two entrepreneurs with 
experience in the grocery industry who were looking for a site for their new business: Fresh Choice, a 
health food grocery store targeting lower-to-middle income communities. Perry explained, "A store 
like Whole Foods Market would not be interested in HGV; it's just not affluent enough for that sort of 
concept. But Fresh Choice would fill an 'affordable health food' niche that is currently wide open." 

Fresh Choice was happy with the 120,000 square foot layout of land area set forth in HGV's 
master plan and was willing to live with approximately 95,000 of that land area allocated as parking 
space for the anchor. As with any an anchor tenant, Fresh Choice would pay only $10 per square foot 
in rent, but the presence of an anchor would increase the rents of the other tenants, representing 
44,000 square feet of built space, from $15 per square foot to $18 per square foot. An additional 
130,000 square feet would be allocated to parking for the other retail tenants. HGV Land LLC would 
receive cash for the sale of the land, plus would receive immediate liquidity from the issuance of a 
bond based on the available TlF income. Whether Perry Rose LLC or an outside buyer purchased and 
developed the land, the negotiated lease rates would be used to calculate a residual land value and 
thus a market-based price. To make this calculation, Perry and Rose had to make assumptions about 
the vacancy rate, capital reserves, cap rates, construction costs, and developer's profit. To the residual 
land value, they would then add the incremental value of the TlF bond they could issue, based on the 
expected incremental sales tax and property tax income and the amount of TIF-qualified 
infrastructure expenses currently unreimbursed. See Exhibit 11 for their calculation of the 
profitability of this option. 
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Although the financials looked prorrrising, the major risk to this option was that, given the startup 
nature of Fresh Choice, the owners had insisted that the lease include an option allowing them to 
cancel their lease after three years. Fresh Choice was concerned about the West Highlands market 
and had Perry Rose to pay for a market study to prove the viability of the market. Fresh Choice 
estimated that it would take them more than nine months to complete the market study and due 
diligence. In addition, as a start-up, Fresh Choice had little interest in experimenting with Perry and 
Rose's Green Building techniques. They also wanted the parking configuration and store location to 
be as traditional as possible and had little interest in experimenting with non-traditional grocery store 
designs. 

Thin Retail Strip 

The other option was to construct and lease out approximately 50,000 square feet of Main Street 
retail space facing West 38th, allocate 125,000 square feet for parking, and convert the remaining 
undeveloped space into residential units. Perry and Rose recognized that they might have to provide 
marketing support to the retailers initially in order to drive traffic to the site, but the prospective 
tenants were not confident that the combination of the foot traffic from HGV and the visibility on 
West 38th would provide them with ample business. However, due to the lack of an anchor tenant, 
Perry and Rose felt that they would be able to obtain lease rates of only $15 per square foot. 

The revised layout would convert 125,000 square feet of land from commercial to residential use, 
with a resulting 40 additional residential units.2 There was ample demand for residential space in the 
community, and Perry and Rose were confident they could sell additional town homes or live/work 
apartments. (See Table B for a sununary of Average Residential Prices.) 

In this scenario, HGV Land LLC would sell the residential land outright to Wonderland Homes 
for $32 per square foot, and would have no further participation in the profit. As in the first scenario, 
the sale price for the commercial land would be based on the lease rates negotiated and using the 
same assumptions for calculating residual land value. The projected retail rental rate was $15 per 
square foot versus $18 in the Fresh Choice plan. The unanchored vacancy rate was projected at 10% 
and taxable sales were estimated to be $2.00 per square foot versus the $3.50 of taxable sales for line 
retail projected in the Fresh Choice scenario, One of the greatest problems with this scenario was the 
viability of stand alone strip retail. In general, unanchored retail produces lower rents, lower sales 
per square foot and higher vacancy than anchored retail. It also takes longer to lease unanchored 
retail spaces when they become vacant. Therefore, the incremental value of the TIF bond was 
expected to be less than in the Fresh Choice option. Perry and Rose were concerned about 
proceeding with unanchored retail. However, in principle they wanted a mixed-use community, to 
fullfil the core principles of the companies rrrission. 

In this scenario, however, the TIP-qualified infrastructure expenses would not be fully reimbursed 
through the issuance of the TIF bond. The lower TIF reimbursement was a function of two factors. 
First, the property tax increment from the residential scenario was less than a commercial scenario 
because residential property in Colorado is assessed at 9% of value while commercial property is 
assessed at 29% of value. Second, the incremental sales tax form the retail strip was less than in the 
Fresh Choice case because of the smaller size of the unanchored retail, and because the strip retail 
generates fewer sales per square foot than anchored retail. The result would be that the value of the 

2 HGV's Planned Unit Development (PUD) zoning agreement allowed for residential or commercial development on the land 
north of Blitch's Theater. 
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TIF bond issued by HGV Land LLC would be lower than in the Fresh Choice scenario. See Exhibit 10 
for an explanation and details of the TIF bond calculation. 

On the other hand, there was still strong demand for the HGV residential product, Perry and Rose 
felt that they had to act quickly if they wanted to build and sell more residential units. Although they 
knew it was impossible to time the real estate market, they expected the residential market to follow 
the commercial market's downturn in the corning months. The longer they waited, the more risk 
they would take on. 

A Third Option 

As they rounded the corner of Tennyson and West 371h and into pulled into HGV, Perry raised yet 
another option with Rose. Judy Hanson, Real Estate Director for a AAA-credit National Grocery 
Chain, had phoned Perry that morning with a proposal to buy 182,000 square feet of land. The chain 
was in the process of expanding into urban areas with a smaller-box (40,000 square feet) grocery store 
concept called Community Market, and Denver's Highland area fit its target demographic. As part 
of her proposal, Hanson wanted to expand and redesign the anchor tenant space into an L-shaped lot 
in order to accommodate both the retail space and 142,000 square feet of surface parking. Hanson 
proposed that the company would buy the land from Perry Rose LLC at $10 per square foot and 
build their own store. The national Grocery Chain would buy the land as is and would install their 
own infrastructure, parking, streetscape and landscaping improvements. The value of these 
improvements would mean that Perry Rose's land development costs would be reduced by 
approximately $5.00 per square foot. The presence of a strong anchor tenant would likely cause lease 
rates for the other retail space to average $24 per square foot. This option would allow 24,000 feet of 
other retail space to be built, with 68,000 square feet allocated to parking. This commercial land 
would be sold by HGV Land LLC, with a market price based on residual land value as in the other 
scenarios. 

Perry explained, "The national chain would be a safe bet in a lot of ways. We would get a cash 
payment upfront, they would pay for their own infrastructure, it would improve the financials for 
the other retail, and there would be no on-going expenses from our perspective." In addition, no 
national retailer had opened on West 381h Avenue in over two decades and Perry thought that adding 
national retail to the mix of predominately local stores would help to foster the revitalization of West 
381h Avenue. On the other hand, the parent company of the Community Market was primarily a 
suburban-based store that had contributed to the decline of urban centers and was clearly unpopular 
among some vocal segments of the neighborhood. Working with this national retailer could be 
viewed as antithetical to the Perry Rose infill and New Urbanist principles. Was working to secure a 
Community Market consistent with the traditional Perry Rose values? Or was it a pathway to lead a 
national suburnban chain into the inner city? 

Perry had raised the idea of working with Hanson to make the store design more congruent with 
the Perry Rose Green Building principles and the New Urbanist character of HGV, and she was 
enthusiastic about trying a new model. She indicated that Community Market would be interested in 
building a non-traditional store using green building materials, that they were willing to locate the 
building to accommodate HGV's Build-to-Zones, and to design a high quallty fa~ade consistent with 
the other designs in HGV. The only issue that Community Market would not negotiate was their 
standard parking field. In addition, Hanson warned that although she was excited about the 
Community Market concept, her real estate committee might not be ready to bring this product to the 
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Rocky Mountain Region. She said that it would take the real estate committee six months to 
complete due diligence and that she could not assure approval of the decision to locate the first store 
of this type in Colorado. 

Decision 

Perry and Rose had several decisions before them. Financially, the retail decision would have an 
impact on their ability to fully reimburse TIP-qualified infrastructure, on sales revenue for the land, 
and on lease rates for the commercial development. Perry and Rose wondered also what impact their 
decision would have on the community they were striving to create, on their own sense of values and 
on their reputations. Finally, they wondered what was the appropriate level of risk to take on at this 
stage in the project. 

Thinking about this development in the context of future infill New Urbanism projects, Perry and 
Rose also wondered whether the lack of retail tenant demand was related to the small size of the 
HGV development. Thinking of the huge scale of the acclaimed Stapleton project, the largest infill 
development in the world and only 10 miles from HGV, they wondered whether there was a 
minimum efficient scale for projects of this type. See Exhibit 2 for details of the Stapleton project. 

Rose would be flying back to New York the following morning, and he and Perry had their work 
cut out for them. Time was of the essence, and there were no easy answers. 
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Exhibit 1 Energy Use by Development Type (2,000 Square Foot Home) 

s en 
0 
0 
>-
C) ... 
CD 
c 
w 
t'G 
:::::s 
c 
c 
cl 

$1,400 

$1 ,200 

$1 ,000 

$800 

$600 

$400 

$200 

$-

$584 

Suburban 
A-.erage 

$410 

Suburban 
Green 

$584 

Urban 
A-.erage 

Type of Residence 

$410 

Urban Green 

[
• Transportation 

oHousehold 

Source: Perry Rose LLC and Energy Information Administration web site, 
http://www .eia.doe.gov /emeu/steo/ pub/ 4tab.htmL accessed May 12, 2003. 
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Exhibit 2 Stapleton Summary 

As of May 2003, the redevelopment of Denver's Stapleton International Airport, located 10 
minutes from downtown Denver, was the largest urban infill development project in the nation. 
Forest City Enterprises, Stapleton's master developer, purchased the 4,700-acre site from the city in 
2001, the first residential units were completed in 2002, and the first Town Center was slated to open 
in August 2003. The $4 billion, 25-year project would transform the former greyfield into a walkable 
commtmity for 30,000 residents and 35,000 workers. Designed by acclaimed New Urbanism planner 
Peter Cal thorpe with an explicit mission to "refine the balance between home life and workplace, 
marketplace and green space, private life and public involvement," Stapleton was an example of 
"smart growth" on an ambitious scale. (See www .stapletondenver.com for more information.) 

Key Facts 
Location: 10 minutes from downtown Denver 

Size: 4,700 acres 

• Open Space: 1,100 acres 

Residential: 12,000 tmits for 30,000 residents 

Office: 10 million square feet for 35,000 workers 

• Retail: 3 million square feet 

Community Features 

Parks and Open Spaces 
Central Park: 80-acre park forms the heart of the commtmity park system 

Founders' Green: 500-person amphitheater hosts summer concert series 

Neighborhood Parks: Several commtmity parks house outdoor swimming pools, play areas, 
and picnic facilities 

Sand Creek and Westerly Creek Greenways: Extensive natural corridors provide water 
surface drainage, wildlife habitats, walking, biking and equestrian trails 

• Bluff Lake Nature Center: 123-acre wildlife refuge provides habitat for deer, fox, coyote, 
beaver, owls, waterfowl, hawks, and migratory songbirds. Also used as an educational facility 
for urban schoolchildren 

Urban Farm: 23-acre commtmity farm and environmental education facility 

Education 
Four elementary schools, two middle schools, two high schools 
Early childhood learning facilities 

Sustainability 
Recycled 1,100 acres of runways, resulting in six million tons of aggregate used for roads and 
sidewalks 

Recycled selected buildings for new uses; recycled of 50% of concrete, rebar, and sheet metal 
from demolition of terminal buildings 

All homes designed to meet or exceed the standards of the Built Green Colorado Program 
making Stapleton the largest green commtmity in the state. 
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Exhibit3 Principles of New Urbanism 

Walkability 

• Pedestrian friendly street design (buildings close to street; tree-lined streets; on street parking; 
narrow streets) with amenities located within a 10-minute walk of home and work. 

Connectivity 

• Interconnected street grid network disperses traffic & eases walking 

• A hierarchy of narrow streets, boulevards, and alleys 

Mixed Use & Diversity 

• A mix of shops, offices, apartments, and homes on site; mixed-use within neighborhoods, 
within blocks, and within buildings; diversity of people - of ages, classes, cultures, and races 

Mixed Housing 

• A range of types, sizes, and prices in close proximity 

Quality Architecture & Urban Design 

• Emphasis on beauty, aesthetics, human comfort, and creating a sense of place; special 
placement of civic uses and sites within community. 

Traditional Neighborhood Structure 

• Discemable center and edge, with public space at the center 

• Range of uses and densities within a 10-minute walk 
• Quality public realm 

Increased Density 

• Buildings, residences, shops, and services close together for ease of walking, to enable a more 
efficient use of services and resources, and to create a more convenient, enjoyable place to live. 

11Smart11 Transportation 

• A network of public transportation connecting cities, towns, and neighborhoods 
• Pedestrian-friendly design that encourages a greater use of bicycles, roller blades, scooters, 

and walking as daily transportation 

Sustainability 

• Minimal environmental impact of development and its operations 

• Eco-friendly technologies; energy efficiency; local production; more walking, less driving 

Source: This section draws from the Congress for the New Urbanism's "Charter of the New 
Urbanism" http:/ /www.cnu.org/; secondary source; http:/ /www.newurbanism.org, 
accessed 3/18/03. 
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Exhibit 4 Elitch Gardens s ite in 1994, prior to HGV development 

Exhibit 5 Elitch Gardens s ite in 2002, after Highlands' Garden Village residential construcUon 
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Exhibit 6 f-lighlands' Garden Village Master Plan 
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Exhibit 7 Highlands' Garden Village Co-Housing Units and Common House 

Exhibit 8 Highlands' Garden Village Theater and Apartment Units 
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Exhibit 9 Highlands' Garden Village Green Features 

Green Features- Site Environmental or Social Benefit 
Reuse of existing city water, sewer and storm 

Reduces use of new materials water infrastructure 

Renovation of 100-year-old Elitch Theater Community arts and cultural center 
Carousel house reused Community performance/ gathering pavilion 
30 tons of concrete crushed and reused as road 

Reduces use of new materials base 

Conservation of existing gardens, vegetation, 
Reduces use of new materials and trees 

Xeriscaping (low-water use landscaping) Water conservation 
Submetering of water Reduces water usage by 30% 

Approximate total additional up-front costs Zero 
Approximate total cost savings $425,000 

Green Features- Residential Development Environmental or Social Benefit 
Recycled and recyclable wood and tile Diverts waste from landfills, · reduces clear 
Engineered lumber products Require 50% less wood to create 
Use of fly ash concrete Diverts waste from landfills 
Double-glazed, energy efficient windows Increase daylighting and energy conservation 
Low VOC (volatile organic compound) paints Reduces C02 emissions, improves air quality 
High energy efficiency boilers, air conditioners Energy conservation 
Compact fluorescent lighting Energy conservation 
Wind source generated electricity Energy conservation 

Approximate total additional up-front costs 1% of total construction costs 
Approximate total cost savings 10% of utility costs per year 

Source: Perry Rose LLC HGV slide presentation, casewriter interviews with Jonathan Rose. 
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Exhibit 10 Tax Increment Financing 

A unique mechanism called Tax Increment Financing (TIF) enables local governments to use new 
tax revenues generated by a real estate development to help developers finance the project. 

Here's how TIF works. When a development project is being planned, the local government 
authority analyzes how much additional property taxes and/ or sales taxes should be generated once 
it is completed. That "tax increment" then can be used to reimburse developers for a portion of their 
project financing, commonly through the issuance of a TIF bond backed by the expected future tax 
income. The principal requirement is that the new tax revenue that is created must be used for 
improvements that have a public benefit, such as site clearance, streets, utilities, parks, the removal of 
hazardous materials or conditions, or site acquisition. A maximum reimbursement amount is 
determined based on these TIP-qualified infrastructure costs. 

TIF is typically used only when the government believes that an area or property can't be 
developed without public investment and when the development meets a public objective. An 
important point is that the amount of money reifnbursed depends on the projected value of the 
project, with the developer getting money only in proportion to the expected additional tax revenue 

made available to the city. 

After a specified period of time, commonly 25 years, all the additional taxes created by the 
development revert to the normal taxing entities. Thus, the neighborhood benefits from the creation 
of revitalized, productive properties and the taxing entities get new, permanent sources of revenue 
that wouldn't have existed if TIF had not enabled the project to be undertaken. 

Source: Adapted from the Denver Urban Renewal Authority web site, 
http:/ /www.denvergov.org/DURA/template2555.asp, accessed May 12,2003. 
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Exhibit 10 Tax Increment Financing (continued) 

Calculation of TIF bond value for Highlands' Garden Village 

The table below illustrates that the face value of the TIF refunding bond that can be issued by the 
Highlands' Garden Village project depends on which retail scenario is chosen because each scenario 
will yield a different amount of annual incremental sales tax and property tax income. Residential 
property generates 25 cents per square foot of land in incremental property tax. Depending on the 
type of store, retail space generates between 75 cents and $2.00 per square foot of built space in 
incremental sales tax annually. Additionally, retail generates 25 cents per square foot of land in 
incremental property tax. Multiplying the annual amount by the 20 years remaining since the 25-year 
TIF income period began yields the total potential TIF bond proceeds for each scenario. 

The total proceeds of the TIF bond is capped at $6.89 million, the amount of TIF-qualified 
infrastructure expenditures which the bond is used to reimburse. Since $2.77 million of TIF bond 
value has already been utilized by the residential units already built, only $4.12 million in unutilized 
potential TIF bond value remains. For each retail scenario, the incremental value of the TIF bond that 
can be issued is equal to the total potential TIF bond value for that scenario, up to but not exceeding 
the $4.12 million cap. 

Option 1 - Grocery Anchor Option 2- Thin Retail Strip Option 3- National Anchor 

Groce:x: Other Retail Residential Retail National 0 ther Retail 

Assumptions 
Square Feet of Built Space 25,000 100,000 50,000 110,000 40,000 45,000 
Square Feet of Land 75,000 175,000 65,000 185,000 165,000 85,000 
Annual Sales Tax Per SF $ 0.75 $ 2.00 $ - $ 2.00 $ 1.00 $ 2.00 
Annual Property Tax Per SF $ 0.25 $ 0.25 $ 0.25 $ 0.25 $ 0.25 $ 0.25 

TIF Bond Value 

Annual Sales Tax Income $ 18,750 $ 200,000 $ - $ 220,000 $ 40,000 $ 90,000 
Annual Property Tax Income $ 18,750 $ 43,750 $ 16,250 $ 46,250 $ 41,250 $ 21,250 
Total Annual TIF Income $ 37,500 $ 243,750 $ 16,250 $ 266,250 $ 81,250 $ 111,250 
PotentialNewTIF Bond Value $ 750,000 $ 4,875,000 $ 325,000 $ 5,325,000 $ 1,625,000 $ 2,225,000 
Scenario Subtotal $ 5,625,000 $ 5,650,000 $ 3,850,000 

TIP-Qualified Infrastructure $ 6,891,000 $ 6,891,000 $ 6,891,000 
Less Utilized TIP Bond Value $ (2,767,000) $ (2,767,000) $ (2,767,000) 
Unutilized TIF Bond Value $ 4,124,000 $ 4,124,000 $ 4,124,000 
Total New TIP Bond Value Scenario 1: $ 4,124,000 Scenario 2: $ 4,124,000 Scenario 3: $ 3,850,000 
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Exhibit 11 Retail Scenario Profitability 

Option 1 - Grocery Anchor 
Grocery Other Retail 

Option 2- Thin Retail Strip 
Residential Retail 

Option 3- National Anchor 
National Other Retail 

Square Feet of Built Space 25,000 100,000 50,000 110,000 40,000 45,000 

Square Feet of Land 75,000 175,000 65,000 185,000 165,000 85,000 

R~idua1 I .and Vi!b!e 
Lease rate per SF $ 10.00 $ 18.00 $ 15.00 $ 20.00 

Blended lease rate per SF $ 16.40 $ 15.00 $ 20.00 

5%vacancy $ (0.82) $ - $ -

NNN lease per SF $ 15.58 $ - $ -

Capital reserves $ (1.00) $ (1.00) $ (1.00) 

Cash flow from operations $ 14.58 $ - $ -
Value per SF at 9% cap rate $ 162.00 $ - $ -

Construction costs $ (110.00) $ (110.00) $ (110.00) 

10% developer's profit $ (11.00) $ (11.00) $ (11.00) 

Residual land value per SF $ 41.00 $ - $ -

I and Sales 
Gross land sales per SF $ 41.00 $ 32.00 $ - $ 10.00 $ -

Development costs per SF $ 23.75 $ 23.75 $ - $ 23.75 $ -
Net sales per SF $ 17.25 $ - $ - $ - $ -

Land sales income $ 2,156,250 $ - $ - $ - $ -

Io:ta 1 I .and Sale:2lncome $ 2,156,250 $ - $ -

TIE lkmd v~ b.u: $ 4,124,000 $ 4,124,000 $ 3,850,000 

Total Scenario Profit Scenario 1: $ 6,280,250 Scenario 2: $ - Scenario 3: $ -

Sotuce: Perry Rose LLC 
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i "In Denver, Nostalgia in a New $50 Million Enclave," Mindy Sink,,New York Times, Nov 21, 1999, 
http: I I query .nytimes.com/ gst/ abstract.html?res=F30812F635590C728EDDA80994D1494D81, 
accessed 3/18/03. 

• Based on information from the Rose Network web site: http:/ /www.rose-network.com/ 
whoweare/index.html, accessed 3/22/03. 
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iv Ibid. 
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vi Ibid. 
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http: I /www.smartgrowth.org/library /built.htrnl, accessed 3/08/03. 
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PWC Global Strategic Real Estate Research Group, January 2001, Congress for the New Urbanism, 
p.S. http:/ I www.cnu.org/ cnu_reports I Greyfield_Feb_Ol.pdf, accessed 3 I 19 I 03. 

xi Summarized from "Suburban Nation: The Rise of Sprawl and the Decline of the American 
Dream", Duany, Plater-Zyberk, and Speck, North Point Press, 2000. 

xli "2001 Urban Mobility Report," Texas Transportation Institute, Texas A&M University, College 
Station, Texas Transportation Institute web site, http:/ /mobility.tarnu.edu/ums/ accessed 3/38/03. 

xili Ibid. 

xiv "Elitch Gardens" video, featuring photos and film footage of Elitch Garden's history, Rocky 
Mountain PBS web site, http:/ /www.rmpbs.org/videos_nnl/v_nnl107.html, accessed 3/22/03. 

xv Journal of the Built and Natural Environments web site, http:/ /www.terrain.org/columns/ 
7 /literal.htrn, accessed 3/22/03. 

xvi "Old Elitch's now filled with homes rather than rides/' Erin Johansen, Denver Business Journal, 
November 29-December 5, 2002, p.AS. 

xvu Draws extensively from Perry Rose's Congress for the New Urbanism award application, Perry 
Rose LLC, 2002. 

xviii "Why Building 'Smart' Is Hard/' Seth A. Brown, The Next American City web site, 
http:/ /www.arnericancity.org/2003spring/brown.html, accessed 3/22/03. 

xV< National Register of Historic Places web site and database, 
http:/ /www.nr.nps.gov /nrlocl.htrn, accessed 3/18/03. 
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Resumes 

Jonathan Rose 
President, Jonathan Rose Companies LLC 

Mr. Rose is President of Jonathan Rose Companies. The firm is organized around four studios: 
planning, project management, development and acquisitions. Together, these studios carry out 
the firm's mission of repairing the fabric of communities by collaborating with cities, towns and 
not-for-profits to plan and develop or acquire environmentally responsible projects by creating 
vibrant, diverse cultural centers with a balance of jobs housing, open land and mass transit. 

Mr. Rose is an innovator in bringing together solutions to planning, community development, 
finance, culture and land preservation. ln 1980, he developed the first live/work community with 
internet access in every home. ln 1984 he planned the country's first post-war green mixed
income, mixed-use large scale transit-oriented development. Most recently, in 2005, he 
established the first environmentally and socially responsible national real estate acquisition fund . 
Since then his projects have consistently modeled new solutions to development, environmental 
and community problems. Mr. Rose is a leading thinker in the Smart Growth and green building 
movements, and a frequent speaker on the subjects. 

Mr. Rose's projects range from low income housing for homeless people with AIDS, seniors and 
first time home buyers, to state-of-the-art academic buildings, performing arts centers and 
libraries. His work also includes land preservation, urban infill, inner city urban industrial, 
wholesale, artists and telecommunications projects. All of his projects are "green." 

Mr. Rose's not-for-profit cultural activities include serving as Chairman of the Executive 
Committee of Jazz at Lincoln Center, and as Chair of its Building Committee which was 
responsible for the development of the Frederick P. Rose Hall, a state-of-the-art performing, 
broadcast and education facility at Columbus Circle. With his wife, Diana Calthorpe Rose, Mr. 
Rose is the co-founder of the Garrison Institute, a global NGO, connecting contemplation with 
social and environmental action. He also serves on the Board of the Brooklyn Academy of Music 
(BAM). Mr. Rose was the founder of Gramavision Records, producing over 75 jazz and new 
music recordings of artists such as Taj Mahal, the Kronos Quartet and John Scofield. 

Mr. Rose's community development activities include serving as a member of the Executive 
Committee of the Board of the Enterprise Foundation. He also serves as a board member of the 
Greyston Foundation including chair from 1994-2004, an innovative entrepreneurial community 
development organization that has been revitalizi ng Yonkers, New York. 

Environmental not-for-profit affiliations include current service on the Boards of the American 
Museum of Natural History (Chair of the Building Committee), the Natural Resources Defense 
Council, the Real Estate Advisory Board of the Trust for Public Land, and the Leadership 
Council of Yale University's School of Forestry and Environmental Studies and the Lincoln 
Center Building Advisory Group. 

Mr. Rose's work has been recognized by many awards, a few of which include the UN with its 
1996 Corporate Best Practices award and an honor award from the National Trust for Historic 
Preservation. In 1999 his Denver Dry Goods Building was selected by the AlA as one of the 
nation 's I 0 most environmentally responsible developments. ln April of 2000, he received the 
Natural Resources Defense Council ' s "Force for Nature" award. ln 2001, he received the 
Northeast Sustainable Energy Association's Green Building Award for the Burnham Building in 
Irvington, New York. In March of 2002, Mr. Rose received the Open Space Institute's "Land 
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Conservation Award" and in October 2002, he received the AlA New York Chapter and NY 
Foundation for Architecture 2002 Design Award. ln June 2003, his firm received the Clean Air 
Excellence Award in Community Development/Redevelopment for Highlands' Garden Village in 
Denver, Colorado. In October 2003, Mr. Rose received Global Green USA's "Designing a 
Sustainable and Secure World, award. l.n 2004, Jonathan Rose Companies received the 
Connecticut Mortgage Banker's Association "Affordable Housing Award, for improving access 
to affordable housing in the State of Connecticut. He also received France's "Grand Prix due 
Disque, award for jazz record production. 

Mr. Rose graduated from Yale University in 1974 with a B.A. in Psychology, and received a 
Masters in Regional Planning from the University of Pennsylvania in 1980. He is married to 
Diana Rose, dressage rider and president of the Garrison Institute, and has two children. 



~Perry Rose LLC 
~Resumes 

Charles J. Perry 
Managing Partner, Perry-Rose LLC 

Chuck Peny is recognized as an authority in community-based planning and mixed-use, mixed
income infill real estate development. As managing partner of Peny-Rose in Denver, be managed 
the development of the award winning HGV, including leading the Highlands' Garden Village 
(HGV) development team in obtaining entitlements, approvals and financing. The Highlands 
Garden Village PUD, written by Mr. Peny, served as a model for the City of Denver's mixed-use 
zoning code. Recently, Mr. Perry also supervised the preparation of the revitalization plan and 
financial feasibility analysis for the Buckingham Gardens public housing project in Aurora, 
Colorado. He also is a partner in Rose Companies Management under which he participated in 
the acquisition and financing of the Falls Apartments, a 208-unit market rate new urban complex 
in downtown of Lakewood, Colorado. As a principal in Rose Companies Management, be 
oversees the management of the Denver Dry Goods Building, the Tocadero Apartments, the 
Cottage Hill Senior Apartments and the FaJls, aJI of which include affordable and market rate 
apartments. 

Prior to joining Peny-Rose, Mr. Peny served as the Assistant Executive Director of the Denver 
Urban Renewal Authority (DURA). In that capacity, Mr. Peny managed the redevelopment of 
the Denver Dry Goods Building and was responsible for the development of programs which 
renovated single family housing for sale to low and moderate income home buyers. At DURA, 
Mr. Peny also participated in the preparation of a number of downtown and neighborhood urban 
renewal plans and financings. 

Mr. Perry also served as a senior housing planner for the Denver Planning Office where he was 
involved in the formation of the Denver Housing Trust Council and the financing of numerous 
aiTordablc and market rate housing developments utilizing Lov Income Housing Tax Credits, 
Historic Tax Credits, private activity bonds, tax increment financing, CDBG and HOME loans. 
He has also served as a private planning consultant, developing comprehensive plans and zoning 
ordinances for localities in Colorado. Peny has developed plans for the Denver Central Platte 
Valley Rail Yards, the Downtown Denver Urban Renewal Area, the Denver Westwood and South 
Broadway Urban Renewal Areas, the Edgewater, Estes Park and Leadville. Colorado 
Comprehensive Plans and Zoning Ordinances. 

Peny also served as Executive Director of the Massachusetts Growth Policy Commission. The 
Commission conducted a statewide citizen participation process to formulate state land use 
planning and development policies. As a result of this process, all cities and towns in 
Massachusetts adopted growth policies that the Commission synthesized into a Massachusetts 
state land use policy. "City and Town Centers, A Program for Growth" was based on theme of 
that "rural areas do not want to be suburbs, suburbs do not want to be cities and cities do not want 
to be wastelands". The Commission's work resulted in the passage of forty-two pieces of 
legislation. This legislation created programs to revitalize historic city and town centers and 
included the nation's first program for the state purchase of development rights to preserve 
agricultural land and open space. The legislative package also provided incentives to suburban 
communities to adopt inclusionary zoning ordinances and to develop affordable housing. Peny 
bas written numerous articles on state land use planning and growth management issues. 



Mr. Perry's non-profit and cultural activities include serving on as Chairman of the Board of the 
Capitol Hill Community Center. In this role, he led a successful capital campaign to restore the 
Historic Tears McFarlane Mansion, where the center is located. He has also served on the Board 
of Historic Denver, the Denver Inclusionary Zoning Task Force and the West 32"d Avenue 
Business Improvement District. Perry is a member of the American Planning Association, the 
Congress for the New Urbanism, National Association of Housing and Redevelopment Officials 
(NAHRO) and the International Economic Development Council. 

Mr. Perry's projects have received local and national awards including, for the Denver Dry: The 
Denver Partnership Rehabilitation of the Year: 1994, the National Trust for Historic Preservation, 
National Preservation Honor Award: 1995, Ahwahnee Community Livability Award: 1997. 
Awards received for Highlands' Garden Village include: University of Denver, Burns School of 
Real Estate: Residential Project of the Year: 2001, EPA Clean Air Excellence Award: 2003, 
EPA Overall Excellence Award for Smart Growth: 2005, International Economic Development 
Council Public/Private Partnership Award; 2006, American J5ublic Health Association Blue 
Ribbon Community for Healthy Families and Healthy Kids: 2006. 

Mr. Perry holds a Ph.D. in Urban and Regional Planning from Massachusetts Institute of 
Technology with a specialization in citizen participation, land use and environmental planning. 
He is a Denver native, and is married to Patricia Perry, a successful restaurateur. He and his wife 
are passionate about horse back riding and their two dogs. 


