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Project Name Highlands Garden Village Location 4450 W . 38th Avenue Denver, CO 80212 

Owner Perry Rose, LLC 

Project use(s) Mixed-Use Urban lnfill : for sale and for rent residential, commercial and civic uses 

Project Size 30 Acres Total Development Cost $105mm 

Annual Operating Budget (if appropriate) NIA 

Date Initiated December 1998 Percent Completed by December 1, 2008 100% 

Project Completion Date (i f appropriate) Completed in 2008 

Attach, if you wish, a list of relevant project dates 

Application submitted by: 

Name Charles J . Perry Title Managing Partner I Owner 

Organization Perry Rose, LLC 

Address 4450 W . 37th Avenue, Suite 130 City/State/Zip Denver, CO 80212 

Telephone ( 303 ) 446-0600 ext. 70 Fax ( 303 ) 446-0465 

E-mail chuck@perry-rose.com Weekend Contact umber (for nut1flcauon). (303) 808-9189 

Key Participants (Attach an additional sheet if needed) 

Organization Key Participant Telephone/e-mail 

Public Agencies Multiple (see attached sheet) 

Architect/Designer Multiple (see attached sheet) 

Developer Perry Rose, LLC (Master Developer) Charles Perry (303) 446-0600 ext 711 chuck@perry-rose.com 

Professional Consultant Multiple (see attached sheet) 

Community Group West Highlands Neighborhood Assoc. Mary Anderies (303) 433-4401/ mary@anderiesconsulting.com 

Other City Auditor, former City Council-District 1 Dennis Gallagher(720) 913-5000 I dennis.gallagher@ci.denver.co.us 

Please indicate how you learned of the Rudy Bruner Award for Urban bcellence (Check all that apply). 
_ Direct Mailing _ Magazine Advert isement X Previous RBA entrant _ Other please specify) 

Professional Newsletter Previous Selection Committee member 
Organization _ Magazine Calendar Online Notice 

Bruner/Loeb Forum 
The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduct ion or use by others, and to 
post on the Bruner Foundation web sites, the materials submitted. The applicant warrants that the appl icant has full power and authority to 
submit the apP. · tion and all attached ma · and to grant these rights and permissions. 



PROJECT DATA (CONT'D) 

KEY PARTICIPANTS 

Organization Key Participant Telephone/e-mail 

Overall Site 
Public Agency Denver Urban Renewal Authority, Tracy Huggins (303) 534-3872 tracy.huqgins@ci.denver.co.us 
Public Agency Denver Planning Department, Tyler Gibbs (720) 865-2951 tvler.gibs@cidenver.co.us 
Master Developer Perry Rose, LLC, Chuck Perry (303) 446-0600 chuck@perrv-rose.com 
Master Developer Perry Rose, LLC, Jonathan Rose (914) 232-1396 jonathan@rosecompanies.com 
Master Planner Calthorpe Associates, Joey Scanga (51 0) 548-6800 joey@calthoroe.com 
PUD Zoning Consultant Civitas, Richard Farley (303) 571-0053 dfarley@civitasinc.com 

Cottage Hill Senior Apartments. Trocadero Apartments & Historic Elitch Theatre 
Developer Perry Rose LLC, Chuck Perry (303) 446-0600 chuck@perry-rose.com 
Architect/Designer Oz Architecture, Jim Bershoff (303) 861-5704 jbershoff@ozarch.com 
Architect/Designer Harry Teague & Assoc., Harry Teague (970) 925-2556 harry@teaguearch.com 
Historic Consultant Diane Wray-Tomasso (303) 552-8254 dwray@earthlink.net 

Single Family Homes. Townhomes, Lofts 
Developer Wonderland Custom Homes, Dan Morris 
Architect/Designer Wolff Lyon Architects, Tom Lyon 

Hearthstone Cohousing 
Developer Wonderland Hills Development, Jim Leach 
Architect/Designer The Cohousing Group, Kathryn McCamant 

HGV Commercial 
Developer 
Architect/Designer 

Open Space 

Perry Rose LLC, Chuck Perry 
Klipp, Colussy, Dubois Architects, AI Colussy 

(303)604-0004 morris@wonderlandhomes.com 
(303) 447-2786 tom@wlarch.com 

(303) 449-3232 jim@whdc.com 
(510)549-9980 
kathryn.mccamant@cohousingpartners.com 

(303) 446-0600 chuck@perry-rose.com 
(303) 893-1990 al@kcjd.com 

Community Design Lee Weintraub Landscape Architect, Lee Weintraub (914) 965-6540 lwla@mindspring.com 
Formerly Parks/Gardens Design Denver Botanic Gardens, Rob Proctor (303) 668-4661 
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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 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. 

Project Name Highlands Garden Village 

Address 4450 W. 38th Avenue, Suite 130 City/State/ZIP Denver, CO 80212 

1. 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 lofts, 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 11 0 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 8th grade charter school (Denver Academy of Arts and 
Technology). The goals of HGV 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 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, including quality affordable housing, 
- Increase the generation of sales tax throughout the Highlands neighborhood, 
- Achieve a LEED Silver Rating for the building that houses Sunfiower Market, the anchor grocer, 
- Provide a healthy community in which people of all ages and from all socioeconomic groups could reside, 
- Provide a sense of community, and 
- Make the Highlands Neighborhood a more attractive community in which to live 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. 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 smaller, 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 high efficiency HVAC systems. 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 1 acre. 
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PROJECT DESCRIPTION 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. 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. 

1. Describe the underlying values and goals of the project. What, if any, signifcant trade-offs were required to implement the project? 

HGV is based upon six inter-related values: 1) Diversity; 2) Environmental and Social Responsibility; 3) Livelihood 
(community design should promote balanced and enriched lives by fostering integration of all parts of life); 4) 
Interdependence (projects, their users and their surroundings are interrelated); 5) Impermanence (things change, so 
we should plan for the future and design in a way that is adaptable) and 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 included: 

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. 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 Denver. 
Social Responsibility vs. Quality Design: 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 architectural style in some of the early buildings. 
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 a 
range of models and colors that could be located on each lot. 

2. How has the project impacted the local community? 

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 1 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 $100 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 entirely 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. 
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3. Describe the key elements of the development process includmg communrl) participation \~here appropriate 

The key elements in the development process of HGV were: 
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 (see project values summarized in response #1 ). 
Public Participation: 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 into the legal 
framework of the PUD ordinance. The neighborhood representative committee and the Denver Planning staff 
reviewed every word of the document. This process resulted in a 12 to 1 City Council vote to approve the PUD. 
Financing Strategy: Perry Rose, 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, 
LIHTC, HOME and CDBG funds, and private equity. The project also was phased to mitigate financial risk. 
Place Making: Successful place making creates unique places with character in which people want to live. The 
development team worked continuously on 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 HGV. 

4 Descnbe the iinancing of the project. Please include all funding sources and square foot costs \'>here applicable. 

0 RCE & ES 

SQ\J.R~ES 
Equity 
Land Sales 
Umt Sales 
CDBG Loans 
Permanent Loans 
Tax Increment Financing 
50 I c (3) Donauons 
Total Sources 

USES 
Acquisition, Infra, Demo, Env Planning, Open Spa 
Single Family/ town house 
Semor 
MultiFamily 
Commercial 
Theatre plnza/ Carousel 
Co-housing 
Theatre 
L1velwork Lofts 
School 
Total 

Total 

12.150,000 
14,650,000 
45,700,000 

1,200,000 
25,350.000 
5.750,000 
l 000000 

S I 05.800,000 

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 

S I 05,800.000 

Ptrcentage/PSF 

11 48°o 
n.ss•. 
43 l9"o 

I 13°o 
23.96°o 

5 43°~ 
o.9s•o 

IOO.OO"o 

11.48 
222 22 
Ill II 
135.14 
238 67 
37.04 

167.68 
200.00 
200.00 
128.89 
$80.96 

5. I~ the project unrque and 'or does it address significant urban is~ues? Is the model adapwble to other uri..Mn ~ettings? 

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 first 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 partnerships 
with agencies like Denver Urban Renewal Authority and Denver Botanic Gardens. 



2009 
RUDY BRUNER AWARD 

ARCHITECT 
OR DESIGNER 
PERSPECTIVE 

RUDY 
BRUNER 
AWARD 

FOR URBAN 
EXCELLENCE 



ARCHITECT OR DESIGNER PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. 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 separale 
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 pro
vided on the original form. 

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

Name Joseph Scanga Title Principal 

Organization Calthorpe Associates Telephone ( 510 ) 548-6800 

Address 2095 Rose Street #201 City/State/ZIP Berkeley, CA 94709 

Fax ( 51 0 ) 548-6848 E-mail joey@calthorpe.com 

The undersigned grants the Bruner Foundation permission to use, reproduce/ or make available for reproduction or use by others1 for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application. nd all attached ateria and to grant these rights and permissions. 

s project, including urban design considerations, choice of materials, scale, etc. 

The mixed-use master plan addresses community and economic concerns on several levels. First, the Garden's 
historic theatre, carousel structure, and entry walk were restored and provide important civic amenities. New. 
development includes residential, office, and retail uses. A 28,000 square foot natural food grocery store anchors the 

· northwest comer of the site. A 20,000 square foot health club creates activity and the center of the site. 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." Retail 
shops, a coffee shop, and medical offices provide for the daily needs of residents within walking distance of their 
homes, and a charter school is loeated at the northeast corner of the site. · 

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. 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 wilf 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 served twice a week in the common . 
house for those who wish to participate. 
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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, the historic theater and the plaza in front of the 
theatre proved to be the defining elements and created the focus of the plan. 

4 Descnbe the ways m which the design 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. 



2009 
RUDY BRUNER AWARD 

ARCHITECT 
OR DESIGNER 
PERSPECTIVE 

RUDY 
BRUNER 
AWARD 

FOR URBAN 
EXCELLENCE 



' 

ARCHITECT OR DESIGNER PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to·use photocopies of the application forms if needed. 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 respond 51 and the length of each answer should be limited to the area pro
vided 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.. or other ser
vices. Copies may be given to other design professionals if desired. 

Name Jim Bershof, · Title Principal 

Organization Oz Architecture Telephone ( 303 ) 861-5704 

Address 3012 Huron St, Ste. 100 City/State/ZIP Denver, CO 80202 

Fax ( 303 ) 861-9230 E-mail jbershof@ozarch.com 

The undersigned grants the Bruner Foundation permission to use1 reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted 1he applicant warrants that the applicant has full power and authority to submit the 
application and al attached materials and to nt th rights and permissions. 

the design concept of this proj ct, · eluding urban design considerations, choice of materials, scale1 etc. 

HG is one of Denver's first new urban communities. As the architect for a signHicant portion of the project, we 
Inherited a rich and sophisticated master plan by Calthorpe Associates in which to insert our buildings. 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 building fronts 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 front porches, which bring not only scale but also l~e 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. Materials 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, highly efficient heating and cooling systems, and reuse of concrete salvaged from the former Elitch Garden 
Amusement Park for use in the construction of the new village streets. 

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

Social/Programmatic Functions. The HGV 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 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. 

I 
I 
I 

l 

I 
I 
I 
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3. Describe the major cha llenges 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 HGV was the need to approach the designs in a flexible way 
so that as the residential and reta il 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 design relates to its urban context. 

HGV 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, HGV 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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answers to all questions should be typed or written directly on the forms. If the forms are not used and <:~nswers are typed on a separate 
page, each answer must be prececled by the question to which it responds, and lhe length of each answer should be limited to the area pro
vided on the original form. 

This sheet is to be iilled out by a design professional who worked as a consultant on the project, prmriding design, planning, or other ser
vices. Copies may be given to other design professionals if desired. 

Name Alan Colussy, AlA, LEED ap Title Principal 

organization klipp, a professional corporation Telephone ( 303 ) 893-1990 

Address 210 Broadway Cit /State/ZIP Denver, CO 80203 

Fax ( 303 ) 893-2204 E-mail al@klipparch.com 

The undersigned ~s;JBru. r Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose w ;v .I eri ts submitted. The applicant warrants that the applicant has full power and authority to submit the 
application an , 1 s to gran! these rights and permissions. 

Si nature 

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

Highland's Garden Villag 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. 

The 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 38th 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. 



ARCH ITECT OR DESIGNER PERSPECTIVE (co. rDJ 

3. Describe the major challenges of designing this project and any design trade-ofts 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 overlay zone. 

One 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 design 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 38th 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 38th corridor and other streets to 
support a meaningful regional draw while engaging pedestrians in adjacent neighborhoods at each storefront. 
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COMMUNITY REPRESENTATIVE PERSPECTIVE 

Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answer!> 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 lim1ted to the area pro
vided on the original form. 

This sheet is to be filled out by someone who was mvolved, or represents an organization that \vas mvolved, m helpmg the proJect respond 
to neighborhood issues. 

Name Laura Museo Title HGV Resident (Single Family) 

Organization N/A Telephone ( 303 ) 433-7053 

Address 581 W. 36th Ave. City/State/ZIP Denver, CO 80212 

Fax ( 303 ) E-mail lmuseo@comcast.net 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make avai lable for reproduction or use by others, for 
any purpose whatsoever, the materials subm1tted. The applicant warrants that the applicant has full po\'.er and authority to subm1t the 
application and all attached materials d to grant these rights and permissions 

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

My involvement with HGV 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. 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 a land development firm 
helping get raw land through the process so I was really intrigued by new urbanism and a 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. 

2. From the community's point of view, what were the major issues concernmg 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. 

3. What trade-offs and compromises were required dunng the development of the project? How d1d your organization part1c1pate 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 enjoy a natural foods grocery as the flagship store on our 
commercial corner. It's adjacent to a 24 Hour Fitness facility which encourages the surrounding neighbors to visit 
often. After my yoga class, I can drift over to Starbuck's for coffee, pick up my dry cleaning and in the summer, stop at 
my community garden plot to pick some of my own fresh vegetables for lunch . 

This model of new urbanism reduces carbon emission, psychological stress and social isolation and serves as a living 
laboratory for renewal of city life. 



COMMUNITY REPRESENTATIVE PERSPECTIVE (coNro) 

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 live in it. 
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DEVELOPER PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to usc photocopies of the application forms if needed. If possible, 
answers to al l questions should be typed or written directly on the forms. If the forms arc not used and answers arc typed on a separate 

gc, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area pro-
1cd on the origina l form. 

This sheet is to be filled out by the person who took primary responsibility for project financing or is a representative of the group which 
did. 

N 
Chuck Perry a me litle Managing Partner 

0 
. 

1
. Perry Rose LLC rganrza 10n Telephone ( 303 )446-0600 ext 70 

Add 4450 W. 38th Ave, Suite 130 rcss City/State/ZIP Denver, C) 80212 

Fax ( 303 ) 446-0465 E-mail chuck@perry-rose.com 

The undersigned grants the Bruner Foundation permission to usc, reproduce, or make available for reproduction or usc by others, for 
any purpose whatsoever, the materials submitted. TI1e applicant warrants that the applicant has full power and authority to submit the 
appl ication and all attached materials d grant these rights and permissions. 

1. What role did you or your company play in the dcvclopme of this project? Describe the scope of involvement. 

PerryRose was the Master Developer of Highlands Garden Village. We selected the design, engineering and 
construction teams and set the planning and environmental objectives of the development to ensure that the project 
was developed utilizing new urbanist planning principles and the latest green building techniques and materials. Perry
Rose affiliates also developed, own and manage the senior apartments, the multi-family apartments and the 
commercial shopping center on the site. The specific scope of Perry Rose's involvement included managing the site 
planning, citizen participation, rezoning and subdivision of the property. We also oversaw the creation of the Urban 
Renewal District; managed the design, approvals, financing and construction of the multi-family and senior apartments, 
the commercial cente. perry Rose was the project manager on the renovation of Elitch Theater's fa~ade , and was 
project manager for all of the project infrastructure and open space. Perry Rose conducted a competitive process to 
select the home builder for all for-sale units. We selected Wonderland Homes, a five time Colorado Green Builder of 
the year to build the the single-family homes, town houses and live work units. Perry Rose retained the architects and 
design team for all of the for-sale residential units and managed the design process through the design development 
phase in order to assure the quality and consistency of the architectural character and environmental sensitivity of 
these units. Perry Rose then formed profit/risk sharing venture with Wonderland Homes develop, market and sell the 
for-sale 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 spelling out exactly what would be developed and our desire for greater flexibility 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 10 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. Including a school as a part of the development versus including estaurant uses that 
require liquor licenses on certain portions of the site. Colorado law prohibits liquor licenses within 500 feet of a school. 
Due to our decision to locate a charter school on he nottheast boundary of the site, liquor licenses and therefore some 
types of proifitable restaurants are precluded fro locating on the portion of the site within 500 feet of the school. 



DEVELOPER PERSPECTIVE (co ro) 

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. The project was financed by 
the developer providing equity to pay for acquisition of the property, site planning, engineering and zoning changes 
necessary to entitle the site as a mixed-use Planned Unit Development. A $4.6 million phase 1 acquisition and 
develoment loan from a commercial bank (A&D loan) was then obtained to cover the cost of infrastructure for the first 
1/3 of the housing units (including 63 senior apartments). The homebuildier secured its own construction loan to 
construct the single family housing and an affiliate of Perry Rose secured financing for the senior apartments. Sale of 
47 single-family lots and the financing of the senior apartments(including Low Income Housing Tax Credits, Multifamily 
Private Activity Bonds,and Home Loans) paid off the phase 1 A&D loan and provided equity for phase 2 of the project. 
The phase 2 A&D loan, in the amount of $4.6 million, financed the infrastructure for the remaining 213 of the housing 
(including 7 4 apartments and 122 for sale units, consisting of single family houses, townhouses and co-houisng units). 
The sale of these units and the financing for the apartments paid off the phase 2 A&D loan and provided equity for 
Phase 3. The commercial phase of the project (Phase 3) included 75,000 square feet of retail and office anchored by a 
28,000 square foot healthfood market and 20,000 square foot fitness studio. An $11 mill ion construction Loan was 
secured from a local bank to finance the commercial development. Upon completion of the retail spaces a $12 million 
permanent commercial loan was obtained to pay off the construction loan. Therefore, the project was financed by 
using relatively conventional loans and equity. However, the project used innovative phassing and separate ownership 
structures in order to mitigate risk. The separate ownership entities and different permanent financings were 
established to control and finance different product types such as the Senior Apartments, Multi-family Apartments and 
the Grocery Anchored Shopping Center. Therefore, innovative means of financing included: phased financing to 
mitigate economic risk, the use of TIF Financing for infrastructure, open spaces and fa~ade renovation of historic 
buildings, profit-share agreements between the developer and HGV's homebuilder, Low Income Housing Tax Credits, 
Multifamily Housing Revenue Bonds and Home Loans. We also created the Historic Elitch Theater Foundation to 
renovate the exterior of the theater. Funding for future renovation and operation of the theatre will come from private 
fund-raising. 

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

The most successful aspects of HGV are its diversity, its intimacy, the careful attention to its public realm, 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 inc lusion 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. Another successful aspect of the community is 
that the diversity of housing types and the variety of income levels of people living within HGV (ranging form affordable 
housing residents making less 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. In addition, 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 of 25 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 another successful aspect of the development. 
That is, 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. The least successful aspect 
of HGV is the time it has taken to build. The retail element of the project was delayed because of market conditions 
and because a small 20,000 to 40,000 square foot retail anchor is very difficult to find. 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. Additional weakness or least successful elements of the project include: the 
similarity of some of the single family houses, the fact that we have not yet been ale to raise the funds for the second 
phase of the theater renovation, the lack of a wider range of affordability in the for-sale housing and the project's 
contribution to the gentrification of the surrounding neighborhood. 
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PROFESSIONAL CONSULTANT PERSPECTIVE 

Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If poss1hle, 
answers to all questions should be typed or wri tten 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 pro
vided 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 ser
vices. Copies may be given to other professionals if desired. 

Name Cynthia Edwards Title President 

Organization Wonderland Homes, Inc. Telephone ( 303 ) 604-0004 

Address 1455 Dixon Ave. , Ste. 210 City/State/ZIP Lafayette, CO 80026 

Fax ( 303 ) 604-9803 E-mail Edwards@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 the 
application and all attached materials and to grant these rights and permissions. 

Signature ~ni.Jzl/l!l, Ji ~ 
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. This 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. 

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

The 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 points of the homes and the overall quality of the development. 



PROFESSIONAL CONSULTANT PERSPECTIVE <co ro) 

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 flats, or used 
as a rental for added income. One valuable lesson that we leamed 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 knowledge of what the neighboring home colors were going to be or the 
vision to make choices that would enrich the community. 
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PUBLIC AGENCY PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. 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 staff representative(s) of public agency(ies) who were directly involved in the financing, design review, or 
public approvals that affected this project. 

Name Cameron R Bertran Title Redevelopment Manager 

Organization Denver Urban Renewal Authority Telephone ( 303 } 606-4827 

Address 1555 California Street, Suite 200 Citv/State/ZIP Denver, CO 80206 

Fax ( 303 } E-mail cameron.bertron@ci.denver.co.us 

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

Signature ~- n,...g .. 2.,.-.:t _ _ 

1. What role did your agency play in the development of this project? Describe any requirements made of this project by your agency 
(e.g., zoning, public participation, public benefits, impact statements). 

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. How was this project intended to benefit your city? What trade-offs and compromises were required to implement the project? How 
did your agency participate in making them? 

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 HGV redevelopment reconnected existing roadways, provided 
more than 45 affordable housing units, and new parks and open space. In 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 have followed. 

While I am sure 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 pay for 
infrastructure and public improvements and to offset the risk associated with the pioneering effort. This 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. 



PUBLIC AGENCY PERSPECTIVE (coNrD> 

3. Describe the proJect's 1mpact on your city. Ple<.~se be as spec1fic as poss1bll' 

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 moved into the neighborhood specifically because they anticipated 
revitalization in the wake of the project. In 2007, the developer completed the retail component of HGV. This has 
resulted in further economic benefit to the community. 

4. Did this project r~ult in new models of publidprivate partnerships? r\re there aspects oi this project that would be instructive to 
agencies like yours in other citi~? 

HGV was one of Denver's early "Developer Reimbursement• Tax Increment Financing (TIF) Transactions and thus 
represented a new model of TIF financing at the time- especially with regard to financing infrastructure on the scale 
of HGV. Under the HGV Redevelopment Agreement, the developer took original responsibility for paying the costs of 
eligible infrastructure and public improvements. The Denver Urban Renewal Authority (DURA) agreed to repay the 
developer for the cost of public improvements through annual reimbursements from sales and property tax increment 
generated from the project. After the project was approximately 80% complete, DURA issued tax increment (TIF) 
bonds to repay the developer. Future sales and property tax increment revenues are pledged first to repayment of the 
TIF bonds with any remaining increment then used to reimburse the developer for outstanding eligible costs. This 
approach may be instructive to other urban renewal authorities in that the developer reimbursement process mitigates 
risk for the Urban Renewal Authority in the early stages of the project. In addition, the sizing of Mure bond issues can 
be calculated based on actual sales and property tax produced at stabilization versus attempting to rely on market 
studies to project potential tax increment. 

5 What do vou consider to be the most and least succ~stul aspects oi this prOJect? 

From the perspective of DURA, this project transformed a blighted, abandoned, environmentally contaminated site into 
a vibrate, pedestrian friendly, community of almost 300 families- in other words, an urban renewal success story. In 
terms of what makes it most successful, I believe the answer lies in all of the positive off site 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. 

In terms of its least successful aspects, the delay in the development of the retail portion of the site was surely 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 complete and is in keeping with the original vision, now almost 10 years old. 
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CIVIC & OPEN SPACES 
Civic and institutional uses, as well as parks and open space, are en1bedded within the 

neighborhood, and itnportant sites reinforce cotnn1unity identity through distinct fonns . 





Community Events 
Planned co1ntnunity events reinforce community identity and have begun to create new traditions 

that con1pli1nent the existing urban neighborhood's heritage of cotnn1unity participation. 



Alleys are Landscaped and Des igned to be 
Cotnfortable & Interesting to the Pedestrian 
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Back Porches and An1ple Windo\vs, Make 
the Alleys Safe Us ing the " Eyes on the 
Street" Princ iple 
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Urban reneWal done right 
Want the chance one 38th Avenue, will have retail and office 

THE ISSUE: day to live or work in space, with the goal of minimizing the need 
· Domer City Coan- a little jewel of an urban for car trips. · · 

ell .UI .me 011 neighborhood? Then hope Such a design is eminently livable, and 
Elitdl Ganleols the Denver City Council will fit naturally with the surrounding area 
"""""' 1 n o 1 approves the Highlands' as it grows. But the site has more to offer. 
----- Garden Village plan to The historic Elitch_ Theater will be 1 

OUR VIEW: .· redevelop the former ·-restored, and will anchor an open plaza for 
A P>Od pia~ that Elitch Gardens site in that most urban of activities, people watch
slloldd.be northwest Denver. .ing. Gardens and green space along the 
~ i·~'"::' The virtues ·of the pla,n . irrigation ditch near 36th Avenue enhance 

· flow from its inspiration in· private space. __ . . . •..... _, 
a movement . often called Some opponents argue that the plan calls 

"new urban villages." 1t's not so much a for too-high density. We don't agree, first 
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 
ture of people and occupations. Instead of a density does l}Ot differ greatly from that of 
suburban sprawl half-deserted dUring the surrounding areas. What makes a place 
day and a downtown deserted at night, the pleasant to live in is not some arbitrary 
two connected by endless traffic jams, an measurement. but overall good design. 
urban village attempts to lmit people's days We like the plan, but we like 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. Neighbors; · understandably, 
move as their needs change - and never don't want that, but only .a very carefully 
have to leave the neighborhood. Some of crafted plan can in.ake ·'!I'Y other use eco- , 
the houses will be built with "carriage nomically feasible._•;--· · :;.·-:,_:,;~'- · 
house" units with multiple uses: for an Months of public meetings have refined 
elderzy relative, or work. space for a home the Highlands plan to respond to communi
business, or just to be rented to help make ty concerns, and the Plaiming Commission 
housing affordable. Some units will combine unanimously forwarded it to the council. It 
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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hOuses, "Some will have att'ached.carrlage 
hoUs.es. with !!eparate entrances above the 

. · garage;whlch mQ.y be used as rental apart-

. ments. ' · 
· ~n later phases of the proje_ct,'there will be 

· a three-story housing . complex , with 63 
apartments for the elderly; an 8-bulldlng,. 
90-unit" apartment .comPlex; 37 row houses 
and 90,000 Situ are feet o!. commer.t:;J_aall space. 
There wlll alsq be large areas of o~ ~ace 
for community gardens and parkS:- a day~ 
c.ar"e center aDd possibly 23 llve/wO~ areas 

; tha~ are expected. to.b~ for artists .• , 
11! .addition, the plan calls for a 3-4-unlt co

housing complex ....:. where families live in 
theli own homes: but are clustered together 
and share maintenance ch,ores, child-care 
aD.d meal preparation. The co-housing units 

;~~ ~r~~ :~:o.~~t~~rs~5c0~ig~_mli; and be 
The Elltch Gardens AmuSement Park 

_opened In 1890 on a broad hill that was 
· considered remote from the busUing down

town at the time. It offered the' public every-

cOtil~ be any better? A shopping center?. 
. Th"ei"e's.nothing we could do that woUld be 

· bettf!t.than this. These buildings come with 
.. · ~~if:L~·:h~ritage of goodwill tha~ ~e.C~ bu.lld 

; .Another remnant fro~ the old P!ll'k that 
h.~ been Incorporated into the design Is the 
old citrpusel house; which will now serve .a~ 
·a gBZE!bo near the"restored "~agonal park" 
and fl\e day care center. The carousel itself 
"'"": aiong with most of the rides from Blitch's 
_:· WaS moved In· 1995 wheri. the owners 
reloCated cl9ser to. downtown Denver ln. the 
Platte River Valley. 

thing frOm botanical gardens to wlld _ani
mals and··~m rides to big-name entertain
ers.- .... ; .· 

1'When Ellt~;:h's left in 1994, It left a hole \n 
the·nelght\orhbod," said Mr. Percy, whose 
home .~d:' r~taurnnt are fiearby. "There. · 
was a lOt,Otunccrtalnty and concern about 
what wo~:~ld happen. This wils not consld~red 
a 'hot' neighborhood then. It has always 
beeil prliD.arlly. wei-king-class." . 

Part of the development process Involved 
'~!Deetlng With community groups nnd resi

dents whO had endured .tong summers lis
... t~ing to ihe shrieks of riders on the Twist- :. 
· er,.tha roller coaster at the park .. 
· "I. ~In!( the developers kept the &QOd 
elements - the thenter, the gardens, the 
parks .:.:.. and It's no lpss at all losing the 
amUsement park," said Mary Riffle, who 
bas Uved across the street for 30 years. The 

• devel.op~:=.rs,~;~tan three acres of parlts ~d 
gardens~ . ::, 

J.~lJ.·. 0 

. ne ~~n:wrplece of the project is actually 
a Iefto'ler frOm the pa.rk - the historic 
octagoiial two-story theater that was not 
only America's longest surviving summer 
stock showcase, but also where the first 
movies were shown tn Denver imd where 
stars such as Grac.e Kelly and Sarah Bern-
hardt appeared. · 

Currently,Perry/AHDC is trying to find a 
· non~rofJ.t t>i'ganl,zation that will renovate 

and ·run:ute ¢.El~Cr with cultural events" 
such as·fllms, music festivals or plays. 

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

And there are other,less.obvlolis, vestiges 
of days· gone by: Elitch'S was known as 
~ucli for Its gardens as for the Tilt·a-WhlrJ. · 
Mr. Rose proudly points out that the honey-
loi=1;1s'qr_e~ n.ext to one of the coinpleted 
hous~s had beeq moved within the pa~k 
TU\IP. bulb~ we[El saved and will be repl.an!· 
ed thrqughout.the d~velopment In gai'dens" 
and along walkways. . 

Altljough the noveltY of tho site's histocy· 
makes It-Intriguing, It is actually the: small
est of ~~liar projectS .being developed 1n 
e3.l!t De~ver. One IS at !bEl former ~fapleton · 
AliJlort sit;e on 4,7QO acres., which Is. CX,Pect• 
ed to have a mix of 12,600 residences and 17 
mtllloitsquare feel of.of!lce and retail space. 
The other Is at the oldLowry Air Force base 
on 1,866 acres, which is expected to have 
4,00() homes nnd apartments and 2 million 
squai'e feet of office 'and retail space, 

All tttree of the developments hope to 
~elude schoOls and grocery stores, and 

· there Is a plan for a church at ~e former 
StS:pleton Airport'. 

Mr. Rose considers these projects the 
recycling of previously aeveloped 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 lnfrastruc· 
ture. A huge amount of Cnvlronmentallm
pact comes from the creation of new roads 
and new water and sewer systems." 

Mr. Rose Is a son of the late Frederick P. 
Rose, who was chnlrman of Rose Associ
ates, a major owner-developer of housing in 
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Data U(Jdate 

INDEXES OF. HOUSING COSTS 
%ellangafrom 

' OcL99 Sept. 99 Oct. 98 

Refits ·.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: 6Lireau of labor Stallsl!cs • 
Indexes: 1~2.-84=100 · · 

MORTGAGE INTEREST RATES (Av"erages) 

Northeast Wk.. En din~ Previous Yelir 
• . Nov.1 Week -.Ago 

Gonventlona.l(30-yr) 7.73 7.75. B.81. 
Ad~bte(tttyr) 6.11 6.08 s:~~ 

,. 
MidWest ' 

Conventloi-.al (30.:y.r) 7. 78 7.89 6,98 
: AdJustab!a(tstyr) 6.67 f!.70 .6.0!1 

sOuth ·- -·-
Convehtlonal (30-yr) ·7 .? 1 7.7i 6.78. 
Adjustable {lstyr) 6.25 6.29 ·5.55 · 

West· 
Conventional (30-yr) 7.66 7.71 6.85 

. 'Adjl!stable (1 s( yr) 6.57 6.59 5.98 

~:~~~: ~~~~~'t/:~~~--~!~M~:.:· . 
Minn., MO., Neb., N.o:, Ohio, S.D., Wis. Sollth: 
Ala., Ark., Cal., D.C., Aa., Ga., Ky.,la., Md., MISs., 
N,C., Okla.. S.C., Term,, Ta~. Va., W.Va. West: • 
Alaska, Ariz., cam., Colo., Hawal, Idaho, Mont., 
Nev., N.M..~:. Utah, Wash., Wyo. 

Indexes for.AdJustable·Rate 
MOrtgages, WeekEndlngNov.12 . 
6-p\~. TreesUrybil! 5.12 5.09 4.50 
.1-yr,Treas.secl,lrity 5.50 5.45. 4.5? 
a:yr. Treas.sec1,1rl1y. 5.83 5.87 · 4.57 

· · ~-yr.Jreas. secu"rity 5 .. 88 · 5,95 4.51 
National Mortgage • 

· qontr;a~IAate · 7.57. 7.fil 6.88 
'Ral.esonmos! adjusfablemor1gagesaresot 1 to3 

~~~tf:s~=theselndoxes. .,. ·, ,• . 

l:le.w York City. H~_.leU the family·buslness 
In 196$ and now divides bls time between hlS 
h.ome office in Katonah arid the Rocky 
Moilfltaln region. ' 

"At the time I started iny business liere, 
which Is affordable. hciuslng, it was yery 
difficult to do development work on the East 
Coast because of the recession," hB said, "1 
had done some work In Santa Fe, and I love 
the RockY MOuntains, physically, the envl· 
ronrD.ent, tlie taste or the nlr." · ' · 

Mr. Rose and Mr. Perry did their first 
project to&eihe"r In 1993, wf'!en they redevel
oped the Denver Dry Goods building ln the 
16i:h Street Mall downtown.-

The once-crunibling 104-year-old former 
depanmeni store now has 51 loft residences 
mixed with office space and a larg~ retail 
space on the groWld floor. The DenVer Ur
ban Renewal Authority extended partial fl. 
panclng both to that proJect and to High· 
lands' Garden VIllage · • 
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THE PROPERTY REPORT 
'Smart' Denver Project Gets High Grades 
Sprawl Opponents Applaud 
Redevelopment,· Housing 
Attracts Strong Demand 

B y RYAN CHITTUM 

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

The ideal of what has come to be 
dubbed "smart growth" is a project that 
combines enviro nmentally fr iend ly 
construction, affordable housing, pa rk and 
wa lkways, a var iety of housing styles, 
preservation of historic sites, and quick, 
easy access to mass transit -- all in an 
urban setting. 

A new Denver development seems to fi t 
the bi ll. 

Highlands' Garden Village combines 
ore elements of smart-growth planning 
an any other development, says Shelly 

Poticha, executive director of the Congress 
for the New Urban ism, a San Francisco
based nonprofit organization that works 
with builders to apply smart-growth 
princ iples. The project, being bui lt by 
developers Jonathan Rose, SO years old, of 
New York, and Chuck Perry, 54, of Denver, 
is se t on a site a few miles from downtown 
Denver. 

More citi es are help ing 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 wil l recycle property taxes back 
into the project to the tune of about $5 
mi ll ion over 20 years to help finan ce the 
$85 mi llion development. Most of the 
money from the city will go toward the 
renovation of a historic theater and 
carousel housing 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 

vestment -- are building 290 housing 
tits, including single-family homes wi th 

carriage houses, as well as apartments, 
art ists' studi os, senior housin g, 
townhouses and co-housing, or houses 
arranged around a "common house" that 

contains a shared kitchen, guest rooms and 
laundry. 

The project is 75% completed, and all 
the housing units have sold. o retailers 
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 $532 for a one-bedroom low-income 
unit to $1.075 for a market-pri ced two
bedroom. By making 20% of the projects' 
uni ts "affordable housing" -- priced for a 
family earning 50% of the area's median 
income -- the developers quali fied for tax 
credits and tax-free city, state and federa l 
loans. 

The housing is built to environmental 
standards that make it about 25% more 
energy-efficient than standard housing, by 
using special insulat ion and appliances 
and generating power \\ ith wind. 
Meanwhi le, 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 res idents are 
encouraged to give up their cars, or at 
least limi t their use, by the proximity of 
mass transit and the availabil ity 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 rejecting the 
suburbs in favor of a more urban lifestyle 

The Highlands' 
Garden Village park 
winds through tl1e 
community (top and 
bollom left). 
Co-housing residents 
can gather in the 
courtyard (above) by 
the "common house. • 

are a driving force in the demand for this 
type of development, Ms. Poticha says, 
along with aging baby boomers who "don't 
necessarily want the responsibili ty of a big 
house on a big lot on the fringe of a big 
development." 

Developments built on the principles of 
New Urbanism do have their share of 
problems. One obstacle to broader appeal 
is concerns about the quality of publi c 
schools in many cities. "Public schools are 
an essentia l issue in where people want to 
raise a family," Mr. Rose says. "The 
suburban lifestyle may work better for a 
fa mily with two parents and kids," he says, 
"but those famil ies are less than 25% of 
the households in America." 

Some critics also cite Portland. Ore., a 
model of planned growth, as an example of 
the downside of efforts to curb sprawl, 
saying the city has seen land and home 
prices skyrocket because of its planni ng 
system. 

But the demand for projects like 
Highlands' Garden Village is apparent in 
how quickly its uni ts have sold and the 
prices they have commanded . The units 
sold before they were built, and sale prices 
inc reased 25% annually fro m 1999 to 
2002 , whi le the surrounding 
neighborhood's sale prices increased I 0% 
a year. The multifamily un its are 99% 
occupied, wh ile Denver's overall rate is 
88%. 
Rtprinttd from thl! Wall Strett Journal 

C Copyright 2003. Dow Jones & Company, Inc 



Meet the latest 
coast-to-coast 
phenomenon: 
communities built 
around a love of 
nature, respect 
for the planet, and 
old-fashioned 
neighborliness. 
Text by Seth Zuckerman 
Photography by Adam Friedberg 

Build it and they will come: 
That's a perfect description of these 
10 environmentally friendly conununi
Lies- from Portland, Oregon, to New 
York City- described on the following 
pages. We explored more than 25 sub
urban and urban developments across 
the country in search of places that 
offer the best of the past (like pot
lucks and general stores) together 
with forward-thinking strategies (like 
building with healthy materials). Our 
favorites have a few things in common: 
They encourage neighbors to get ac
quainted, invite strolling-whether 
through a community park or rooftop 
garden- and welcome wildlife. They're 
also gentle on the earth, careful to con
serve such important resources as 
power, water, and land. We think 
there's no place quite like these homes. 

(for all the best reasons) 



when it enters each apartment. Certain 
finishes, such as paints and carpets, con
tain low or no ~vels of volatile organic 
compounds (th~se chemicals can evap
orate over tiiDe, sometimes causing 
health problems). "Our daughter used 
to suffer from allergies," Andrews says. 
"But her firs t n ight here, she slept 
through the night without incident, and 
it has continued that way. We didn't 
move here because it's an environmen
tally friendly building, but once you live 
here, you think, 'This is how all build
ings should be."' 

Highla11ds' Garden 
Village 
Diversity is bl)ilt in: 
Location Denver, Colorado 
%unded 1998 Ji::t.e 306 houses and 
apartments on 27 acres 

"In my old neighborhood, I'd pull in, 
drop the garage door, and I didn't even 
know my neighbors' names," says home-

Shared front yards at Highlands' Garden Village, in Denver, 
encourage kids to play together. Garages are around back in alleys. 

owner Michelle Brokaw, who has a tod
dler and another child on the way. But in 
this community just ro minutes from 
downtown Denver, candy-colored row 
houses sit side by side with single-family 
homes, subsidized low-income apart
ments, live/work lofts, and housing for 
seniors, creating a truly mixed commu
nity where anonymity is the exception 
rather the rule. Besides proximity, resi
dents have plenty of other opportunities 
to meet: Common green spaces with 
benches, gazebos, and playgrounds 
beckon adults, kids, and dogs alike, and 
parties are frequent. "I love the mingling 
of people," resident Laurin Thomas 
says. "Every Halloween, kids dress up 
and go over to the senior housing for a 
ghost story and treats. n 

Sitting on small, p roperty-saving lots, 
the single-family and row houses have 
superefficient windows, insulated base
mei?-ts, and recycled plastic decking; 
this earned the houses the Built Green 
Colorado seal of approval, which re
wards the use of earth-friendly materials 

OrganicStyle.com 69 'February 2005 

and energy conservation. A grocery 
store a block away on up-and-coming 
Tennyson Street, where boutiques are 
slipping in alongside the hardware store, 
is another energy saver. Residents, unlike 
those in a typical suburb, can buy a quart 
of milk without getting in the car. 

Everyone's invited to plant a plot in 
the organic-only community garden. 
And for those residents who would 
rather shop than sow, they can visit an 
organic farmers' market in the neigh
borhood every summer Saturday in a 
renovated carousel building left over 
from the site's previous incarnation as 
an amusement park. 

The Hen1)' 
A no-car-necessary lifestyle 
Lomtiou Portland, Oregon 
7{1l'udt·d2002 J'i::.: 123 condomin
ium apartments on half a city block 

Named for Henry We1nhard, the 
owner of the brewery that once stood on 



PeiT) Rose LLC & 
Jonathan Rose Companies LLC 

Projects 

Highla nd's Garden Village 
Denver, Colorado 

Environmentally Responsible Features 

Green Features of the Development: 
• High density, infill redevelopment of a 27-acre former amusement park. 
• Close to downtown and on multiple bus lines. 
• Reused existing buildings, including the historic Elitch Theater and Carousel Pavilion. 
• Recycled 30 tons of concrete from fom1er site (The concrete was crushed on site and reused 

as road base). 
• Utilized wind source generated electricity for all public buildings and parks. 
• Xeriscaped tree lawns and used draught resistant native vegetation. 
• Planted the Community Theater Plaza in bu ffa lo grass, which requires one sixth of the water 

of standard blue grasses. 
• Conserved mature trees. 

Green Features of the Buildings: 
• New Sunflower Market Retail Building on track to recei e a LEED ilver Certification. 
• Solar sun screens and photovoltaic panels soon to be installed on several commercial 

bu ildings. 
• Built single fami ly homes to exceed the EnergyStar program 's requirements. Energy saving 

measures include: energy-efficient systems, insulating glass windows, and more. 
• Built single family homes to exceed Colorado Homebuilders Association's BUILT 

GREEN1
M program's requirements by using recycled and low VOC materials, energy 

efficient systems, insulat ing glass, and more ... 
• fnstalled high energy efficient appl iances, boilers and other systems in all multi-family 

buildings. 
• Built multi-fa mily bu ildings using 'green· materials and techniques including: concrete with 

a high nyash content, engineered I joists, decking made rrom recycled materials, and low 
VOC paints. 

SunOower Market 



.Pen-y Rose LLC & 
Jonathan Rose Companies LLC 

Awards 

Highland's Garden Village Awards 
Denver, Colorado 

2007 Urban Land Institute (ULI) Award for Excellence: Americas Competition 

2006 American Public Health Association's Blue Ribbon Communities 
National Public Health Week Award for Healthy Community Design 

2006 Public/Private Partnership Award: Communities with population over 500 000 
International Economic Development Council 

2005 Overall Excellence in Smart Growth 
EPA National Award for Smart Growth Achievement 

2005 The Best Places to Live 
Insider' s Guide to America's Top Ten Eco-Communities 
Organic Style Magazine 

2005 National Example of Transit Oriented Development 
National Association of Local Government Environmental Professionals Clean Communities on 
the Move 

2003 PublidPrivate Partner hip Award. Honorable Mention 
International Economic Development Counci l 

2003 EPA Clean Air Excellence Award 
Outstanding innovative efforts in improving air quali ty through community development 
and redevelopment 

2002 Denver' Best Place to Live 
5280 Magazine 

2001 Residential Project of the Year 
Franklin L. Bums School of Real Estate and Construction Management, University of Denver 
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Urban Renewal 101 

• Real Estate Development -7 Buy - Improve - Sell 

• Development vs . Redevelopment 

• When the numbers don't pencil .... 

• Good Idea + Community + Politics + Market -7 

Opportunity for Urban Renewal to Make a Difference 
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"But for DURA ... " 

Defining Urban Renewal's Public Benefits 
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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 SF A (26 Live-Work) 

- 63 Senior Units (40% Affordable) 

- 74 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 V illage - The Deal 

• Total project costs of approximately $102 million 
- $10.3 min Public Improvement 
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• 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 fa~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 V nds 
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Single Family Home 
Values per Square Foot 

City & 
County of 
Denver 

CAAGR 

Primary 
Trade Area 

1991 

$76 

$47 

1995 

$90 

4°lo 

$89 

1996 2001 2004 

$100 $180 $207 

11°lo 12°lo 6°lo 

$97 $201 $242 
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CAAGR 17°lo 9°lo - 16°lo 8°lo --.1_1_3_%_, 

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 < 
0 

Single Family Home Values 

Per Square Foot 
I 32ND AVE 

North Vs. South of 38th Ave. 

1991 1995 1996 2001 2004 

Total Trade Area $47 $89 $97 ~ $201 ~ $242 - -

North $47 $85 $92 $192 $243 

South $48 $91 $103 $211 $241 

N/S o/o Difference -2% -7°/o -10% -9o/o 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. 



Trade Area Single Family Home Values -

Expected Versus Actual 

2001 - 2004 
CAAGR 

City & County of Denver 5. 7°~ 
Trade Area South of 38th 
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2001 
$192 

Actual 2005 Assessed Value 

2004 
$217 

in Excess of Expected $2,455,092 

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

$30.8 
million in 
market 
value 
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Trade Area Sales Tax Receipts -- 2002 to 2004 

Percent Change in Sales 
Tax Collections 

City & County of Denver 

Studv Area 
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2002 to 
2003 

-2°/o 

1% 

0 
~n . 

2003 to 
2004 

-1 °/o 

32nd & Lowell 6°/o 
Tennyson North of 38th 34°/o 
44th at Tennyson 35°/o 
38th East of Tennyson 11 °/o 
38th West of Tennyson 16°/o 
44th at Lowell 0°/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 I 1998 

Total Value I $917,160 

- Base Value I $917,160 

1 = Taxable Increment I $0 

URA Tax Revenue 1998 

ITIF 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 

$259,000 

$682,971 
$437,809 
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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 I open space I connectivity 
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