
Technical Task Force Meeting 4 (June 11, 2015) – Meeting Materials 

 

 

Introduction 
Meeting 4 will focus on two main topics in the zoning code: required off-street parking ratios and 
permitted land uses. We will discuss a variety of land uses and how they will be treated in the new D-AS 
zoning, including street-level active uses, surface parking lots, mini-storage, and uses related to 
homeless shelters/social services.  If you would like to review the entire list of uses in the current D-AS 
zoning, see the use table in Section 8.9.4 in Article 8 of the Denver Zoning Code, available at 
www.denvergov.org/zoning 
 
 
Packet Materials 
Item Page(s) Notes 
Introduction 1  
Draft agenda 2  
Off-Street Parking Requirements 
Existing requirements for 
minimum off-street parking ratios 

3 This table shows the current minimum parking 
requirements in the D-AS zone district for the most 
common land uses.   

Parking comparisons 4 This table summarizes the parking provided for 
several projects built downtown or close to 
downtown in recent years. It is meant to show a 
snapshot of what the market is choosing to build for 
on-site parking. 

Uses 
Excerpts from the Northeast 
Downtown Neighborhoods Plan 
(2011) 

5-7 These pages from the plan cover two of the topics 
that we will discuss in Meeting 4 – social services and 
surface parking lots. 
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Agenda: Meeting 4 of Phase 2 
  
June 11, 2015  
3-6pm 
 

 

3:00 – Opening/Welcome 

3:15 – Presentation 

 Off-street vehicle parking requirements 

 Permitted uses 
 
4:05 – Break 

 
4:15 – Task Force Discussion and Feedback  

5:45 – Update on Building Form Standards and Testing 
 
5:55 – Wrap-Up and Next Steps 
 
Next Meeting: Meeting 5 on July 16 (3-6pm)  

 
 
 
Find meeting materials and information at www.denvergov.org/arapahoesquare 
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Current Off‐Street Parking 
R i t ( i i )Requirements (minimums)

Zone District
DowntownDowntown

(except Golden Triangle 
and Arapahoe Square)

Arapahoe Square 
(D‐AS)

Urban Center
(C‐MX, C‐MS)

Office No Requirement 1.25/1,000 SF 1.25/1,000 SF

Retail No Requirement 1.25/1,000 SF 1.25/1,000 SF

Multi‐Family No Requirement 0.75/unit 0.75/unit

Restaurants No Requirement 2.5/1,000 SF 2.5/1,000 SF
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Arapahoe Square Zoning

Zoning Use Ratio Required Spaces Required Spaces Provided Ratio Provided

1401 Lawrence ‐ Office D‐C
288,000 SF office with 
ground 8,000 SF floor 

retail
No requirements 0 377 1.3/1,000 SF

1144 15th Street ‐ Office 
(Hines)

D‐TD
Office with 5,000 SF of 
ground floor retail

No requirements 0 815 1.2/1,000 SF

Mile High United Way D‐AS Office 1.25/1000 SF 78 132 2.1/1000 SF

Alexan Uptown  C‐MX‐12 Multifamily ‐ 372 Units 0.75/unit 279 402 1.1/unit

707 Sherman C‐MX‐8 Multifamily ‐ 116 Units 0.75/unit 87 91 0.8/unit

Legacy 22nd D‐AS Multifamily ‐ 212 Units 0.75/unit 159 268 1.3/unit

2020 Lawrence B‐8‐A
Multifamily (231 units) 
and 9,000 SF retail

1.5/unit  347 347 1.5/unit

2020 Lawrence ‐ retail B‐8‐A
Multifamily (231 units) 
and 9,000 SF retail

5/1000 SF (with 25% 
allowed reduction)

35 35 3.8/1000 SF

Office

Residential

Retail

Parking Research

Parking Required Parking Provided
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Social Services

GOAL STATEMENT

Better manage the provision of social 

services and provide more appropri-

ate facilities in order to improve the 

development climate, connectivity, 

and safety.

WHAT IS IT? 

There is a concentration of social service providers in this area which serve a critical role for 
the greater Denver region, by housing and feeding homeless and low income individuals and 
providing wrap around services such as drug rehabilitation, job training and counseling.  The 
main providers in this area include the Denver Rescue Mission, Catholic Charities Samaritan 
House, the Urban Peak, Saint Francis Center, and the Colorado Coalition for the Homeless’s 
Stout Street Clinic.  The concentration of social service providers leads to activities that are 
considered a major impediment to promoting a safe and enjoyable public realm in Arapahoe 
Square and hinders development in the neighborhood.

The impact and visibility of the homeless on public streets and parks is a detriment to pro-
moting the area as a walkable, urban neighborhood, most evident at Eddie Maestas Park.  
The panhandling and loitering associated with the clients of the social service organizations 
contribute to Arapahoe Square’s negative reputation and perceived safety issues.  While the 
populations served by the social service organizations rarely commit crimes, they are often 
victims of it.  It is widely known that criminals and drug-dealers use the congregations of 
homeless individuals in the Triangle Parks as “human camoufl age” for illicit and illegal activi-
ties.  This perceived and real barrier is centered on Lawrence, Broadway and Park Avenue and 
discourages residents of Curtis Park from walking or biking to Downtown.  This all contributes 
to Arapahoe Square’s image problem and discourages developers from making investments 
in the area.

The zoning code sets spacing, density, site, and other limitations on homeless shelters to 
reduce their impact on surrounding neighborhoods.  Specifi cally these include, but are not 
limited to, a 2,000ft spacing requirement between shelters, a limitation that no more than 2 
shelters be allowed within a 4,000ft radius of a proposed new shelter, as well as a limitation 
that no more than 200 beds can be located in any one shelter (350 for shelters having a legal 
zoning permit as of January 1, 2005), and no more than 950 beds can be located in any one 
council district.   There is also a spacing requirement of 500 feet from a school, meeting the 
compulsory education laws of the state.

Given that social service providers are not expected to leave the area, new strategies related 
to eff ective social service management and other alternatives need further exploration:

 ■ Courtyard Building Form:  Encourage development of courtyards or semi-private open 
space for social service queuing, feeding and congregating to replace such activities 
currently occurring in the Triangle Parks and on sidewalks.  This need may be met by 
identifying existing privately owned land adjoining a social service facility, obtaining 
additional land, or moving service providers to more suitable locations within Arapa-
hoe Square, or elsewhere in the metropolitan area.  Courtyard-style buildings provide 
outdoor space that is defensible because of its limited access from the street, private 
maintenance and security/surveillance.  Courtyards also can provide visual and actual 
relief from monolithic building forms.  Although the Courtyard development form 
was suggested as a general development form for Arapahoe Square, this proposal has 
proven to be particularly popular when suggested as a tool to improve the management 
of social service providers.  At the Arapahoe Square Charrette, this concept was specifi -
cally modeled for the Denver Rescue Mission (DRM).  Currently many of DRM’s clients 
congregate on Maestes Park during the day.  In a courtyard development, the DRM could 
have a private, outdoor space that would be monitored and controlled by DRM staff .  The 
homeless population they serve could have a safe place to congregate while not being 
housed or provisioned by DRM. 

 ■ SRO Pilot Project:  Develop a pilot single-room occupancy (SRO) project to provide ad-

                                                                               
The Triangle Parks Coordinating Dis-

trict was formed In 2011 as a metropoli-
tan district for the purpose of address-
ing the impact of the homeless and 
other urban social conditions on these 
particular park spaces.  The metropolitan 
district, though technically a govern-
ment entity, is a good example of the 
type of public-private partnerships that 
will be increasingly important as the city 
moves forward with planned improve-
ments in this area.  The District, whose 
board is composed of stakeholders in 
the Arapahoe Square and Ballpark areas, 
will work with the City and other part-
ners to develop and implement physical, 
programmatic, and service provision im-
provements.  The Denver Rescue Mission 
and Parks and Recreation Department 
are formulating a stewardship agree-
ment specifi c to Maestas Park.

Courtyard building form

                                                                                
At the Arapahoe Square Charrette in 
January, 2011, attendees identifi ed the 
impacts of social services as being the 
most immediate need to address within 
Arapahoe Square.
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Northeast Downtown Neighborhoods Plan – Transformative Concepts  53

ditional housing to alleviate the burden on temporary shelters.  This building should be 
of high quality that contributes to an improved built environment in Arapahoe Square.

 ■ Working Group:  Establish a working group to refi ne the concepts described above, 
identify the most appropriate entity or entities to pursue their implementation, identify 
potential funding and partners including foundations, and determine the roles for the 
Community Coordinating District.  The following and likely others should be included 
in the working group; the Denver’s Road Home, Denver Offi  ce of Economic Develop-
ment, the State Division of Housing, property owners, and housing and social service 
providers.  New strategies related to eff ective and effi  cient management and develop-
ment alternatives need to be explored.  For example, further research is needed for the 
courtyards concept or other semi-private open space for social service queuing, feeding 
and congregating.  

HOW DOES IT ADDRESS NEIGHBORHOOD CONNECTIONS AND CHARACTER?

Eff ective management of social services would promote movement between Northeast 
Downtown neighborhoods, including better access to Downtown Denver’s employment, 
cultural, and recreational amenities, and create a healthy, safe environment for all.

HOW DOES IT ADDRESS MOBILITY?

Providing courtyards or semi-private open spaces for queuing, feeding and congregating in a 
safe environment could signifi cantly increased space and comfort in parks and on sidewalks 
thus increasing mobility in and through Northeast Downtown.  

HOW DOES IT ADDRESS DEVELOPMENT OPPORTUNITY?

Improving the operations of social service providers in Northeast Downtown would remove 
an impediment for development in Northeast Downtown.  

HOW DOES IT ADDRESS THE LIVABILITY AND THE PUBLIC REALM?

The overall health and safety of Northeast Downtown residents, business owners, and cus-
tomers would be increased by improved management of social services.  Improved manage-
ment would also benefi t the social service clients.

Northeast Downtown residents, business owners, and customers would enjoy more frequent 
use of safe and accommodating streets, sidewalks, plazas, and parks.  Improved social services 
management extends the delivery of this important community service for residents.

SOCIAL SERVICES                               

RECOMMENDATIONS:

 ■ Establish a working group to refi ne 
concepts, identify the most appropri-
ate entity or entities to pursue their 
implementation, identify potential 
funding and partners including foun-
dations, and determine the roles for 
the Community Coordinating District.  

 ■ Encourage development of courtyards 
or semi-private open space for social 
service queuing, feeding and congre-
gating to replace such activities cur-
rently occurring in the Triangle Parks 
and on sidewalks.  

 ■ Develop a pilot single-room occupan-
cy (SRO) project to provide additional 
housing to alleviate the burden on 
temporary shelters.  This building 
should be of high quality that contrib-
utes to an improved built environment 
in Arapahoe Square.

 ■ Develop and study alternatives for 
repurposing of the Triangle Parks 
predicated on creating semi-private 
open space.  Potential options may 
include using the Triangle Parks for 
water quality treatment or storm 
detention, re-designing and limiting 
access, or de-designating the parks 
which takes a vote of the people.  The 
Denver Rescue Mission and the Com-
munity Coordinating Metropolitan 
District should be involved.

                                                                               
Denver’s Road Home is the principal 
citywide eff ort to address homeless-
ness by providing services and housing.  
At the time of this writing, the City is 
mid-way through the Road Home eff ort, 
which has the goal of ending homeless-
ness as we know it.  

Courtyard or semi-private open space concept
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 ■ Urban Design – Arapahoe Square’s urban design needs to create an identifi able charac-
ter and successfully transition between areas that range from high intensity commercial 
and mixed-use districts to lower intensity and historic single-family neighborhoods.  
Arapahoe Square is situated between several other neighborhoods and districts, each of 
which has its own unique character and development patterns.  

 ▪ Downtown – 20th Street is the edge between Arapahoe Square and Downtown 
Denver.

 ▪ Ballpark – The transition between Arapahoe Square and the Ballpark neighborhood 
occurs at the alley between Larimer and Lawrence.

 ▪ Curtis Park – Park Avenue West forms the edge between Arapahoe Square and 
Curtis Park.  

 ▪ Welton and Clements – The eastern edge of Arapahoe Square includes Welton 
Street, and the transition to the Clements Historic District on Glenarm.

Much of the area is zoned D-AS, based on the previous B-8-A zoning.  Basically, this 
mixed-use zoning has a 4:1 Floor Area Ratio (FAR) with premiums for certain uses and 
design review allowing a maximum FAR of 7:1.  The maximum height is 200 feet with 
transition areas reduced to 80 feet.  All new buildings are subject to design review based 
on adopted design standards and guidelines that focus on design elements that activate 
street-facing elevations.

NEIGHBORHOOD CONCEPTS AND RECOMMENDATIONS

There are a number of strategies which could improve conditions and promote housing and 
business development.  Arapahoe Square is a short walk away from Denver’s Central Busi-
ness District, Ballpark and Lower Downtown.  In the absence of a major, catalyzing public 
investment in the area such as a park, festival street, or Broadway reformatting, this section 
describes some strategies that can be pursued in the interim.    

 ■ N.1 Encourage Development of Parking Lots:  The economics of parking lots and lack 
of demand for real estate development indicate that parking lots may remain a signifi -
cant land use for some time to come.  Making interim improvements such as installing 
a standard railing and perimeter landscaping to screen and defi ne the lots and encour-
aging operators to join the Denver Public Works/Downtown Denver Partnership’s “Park 
Now” program could reduce the negative visual impacts of this use.

The disconnect between asking land prices and what the real estate market will bear 
will change only when parking and other revenue streams become less viable, when 
market demand increases, or when suffi  cient community investment and economic 
development occurs.  Changes to revenue streams will come only with citywide regula-
tory changes to parking lots or billboards or cultural and economic shifts in transporta-
tion choice.  At some point in the future market conditions will make development the 
economical choice, as has happened in other downtown districts.  Because property 
taxes are one of the major costs to parking lot owners, an increase or decrease in taxes 
changes the economics.  A downzoning could have the unintended consequence of 
lowering property taxes, thereby increasing the net revenue to parking lot owners.  

 ■ N.2 Enhance Urban Design:  Arapahoe Square is an organic mix of existing and new 
buildings that are of strong urban character.  A continuance of this mix will assure Arapa-
hoe Square remains a visually interesting neighborhood.  The mix of building forms in 
Arapahoe Square should include the podium and point tower, apartment, courtyard 
apartment and general building types.  All buildings should add visual interest and 

This series of sketches illustrates how new develop-
ment relates to the fi ve story datum.  Above the 5 
story datum, all new structures would be required to 
step back.  Point towers step back further in exchange 
for additional building height.
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