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D e n v e r ,  C O  8 0 2 0 2  
 

 
This Framework shall apply to the property, and requirements forthwith shall be applicable to 
all owners, successors and/or assigns until such time as this document is formally amended or 
withdrawn pursuant to DZC Section 12.4.12. 
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A r t w a y  N o r t h  -  L a r g e  D e v e l o p m e n t  F r a m e w o r k  

I. Purpose of Framework  

This Large Development Framework (LDF) documents the required regulatory applications and 
review, sequencing of applications and reviews, and high-level project requirements for the 
redevelopment of Denver 60. The LDF is required per Section 12.4.12 of the Denver Zoning 
Code (DZC) following determination by the Development Review Committee (DRC) that the 
proposed development is subject to the Large Development Review (LDR) Process. 

This LDF is intended to:   
• Document the project as initially proposed.  
• Document initial feedback from the community on the proposed project.  
• Provide for the coordinated assessment of general land development proposals by the 

City and other interested public agencies.  
• Ensure that development in the LDR area is consistent with City Council adopted plans.  
• Ensure that development in the LDR area will implement adopted plan policies related 

to infrastructure, open space, and public parks, as applicable, by establishing the 
appropriate timing and requirements for subsequent regulatory steps, submittals and 
approvals.  

• Establish known project requirements based upon the scope of the development 
proposal.   

The LDF is not a development agreement between the City and County of Denver and the 
Applicant. Nothing in this LDF prescribes a specific or guaranteed project outcome. The high-
level project requirements outlined in this LDF are based upon initial assessment of the 
proposed development against adopted plans, studies and regulatory programs as identified in 
this framework and may change based upon the outcome of project reviews and negotiation 
with the city. 

All formal plan and technical reviews and permitting shall occur in accordance with the 
prescribed application and review process identified within this LDF document. Further, they 
shall be reviewed and permitted in accordance with process and procedures for each regulatory 
application established in the Denver Zoning Code, City and County of Denver Municipal Code, 
or any applicable adopted Rules and Regulations of the City and County of Denver, as 
applicable.  Conflicts between this LDF and the foregoing regulations shall be resolved in favor 
of such regulations.  

II. Applicant and Owner Information  
 

PHVW TOD LLC 

Representative: Erin Clark – Urban Land Conservancy 

 1 6 0 0  N .  D o w n i n g ,  S t e  3 0 0  
D e n v e r ,  C O  8 0 2 0 2  
 Planner: Will Wagenlander – David Evans and Associates 
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III. LDR Boundary  

Property Legal Description: See Attachment 1-LDR Application/Attachment A – Legal 
Description 

The LDR Boundary Area should anticipate inclusion of the entirety of the proposed 
development parcels proposed for rezoning into the Denver Zoning Code. This site makes up 
the remaining vacant property within the Park Hill Village West development. 

 

Figure 1 – LDR Boundary 
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IV. Project Information   

Urban Land Conservancy proposes development of the 6.7-acre property in two phases with the 
first phase to include selling a portion of the site to Thrive Home Builders to rezone and then 
develop new right of way and 40+ environmentally-and sustainably focused market rate and 
approximately 50% permanently affordable for-sale townhomes on Parcel 1 to serve the 
“missing middle” in this critical 40th an Colorado TOD area.  

The second phase would be developed by ULC on a longer time horizon. The applicant proposes 
full rezoning of the property for higher density development to provide permanently affordable 
multifamily housing, including “missing middle” residential development in two 5-8 story 
buildings.  The required infrastructure for the second phase is not specifically identified in the 
application, but this Framework will highlight preliminary high-level project regional 
requirements to help ascertain required improvements. These requirements are centered on 
access through the site and to the 40th and Colorado Station west of this site. 

 

The site will offer extensive transportation choice for future residents and patrons including 
rail transit (RTD’s 40th and Colorado Commuter Rail Station) and future transit 
improvements along Colorado Boulevard (identified as part of future high-capacity transit 
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corridors). This location also provides easy and convenient access to regional vehicular 
connections including Colorado Boulevard, Interstate 70, and Interstate 270. 
 
The applicant is committed to providing safe and convenient access to area transit 
amenities not only for future residential but for the larger Northeast Park Hill community. 
Future site plans will incorporate bike and pedestrian infrastructure that will connect the 
station area to the existing residential communities south and east of its location by: 
 
• Coordinating and planning with ULC’s 303 Cultural ArtWay. This community-serving 

transportation and cultural facility will link important community centers throughout 
Northeast Park Hill to the 40th and Colorado station commuter rail station. The ArtWay 
North development is the keystone element of this neighborhood-level multimodal 
transportation network and will be a critical multimodal hub consisting of a series of 
pathways, plazas, and urban open spaces that will facilitate connections for existing and 
future residents and employees. 
 

• Designing multimodal connections through the site to facilitate access to the 40th and 
Colorado A-Line Station of multiple modes and user types. 

 
Please refer to Attachment 2 – LDR Application for additional information on supportive 
infrastructure and open space. 

 

V. Context 

The property currently sits in the Park Hill Village West Planning Building Group (PBG) which 
is bound by Colorado Boulevard and Albion Street, which has been amended three times 
previously, splitting off properties to the south to separate owners and includes in-line retail 
and commercial along Colorado Boulevard. A third iteration to the PBG was not an official 
amendment but resulted in a portion of the property being sold to Delwest for the existing 
affordable housing multifamily community to the east of the commercial development and 
south of the site in question. 
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Public Outreach 

A Community Information Meeting was held on August 19th from 5:30 p.m. to 6:30 p.m. via 
Zoom. Invitations were sent per the City’s requirements to individual property owners within 
the vicinity of the property inviting them to the virtual meeting. Signs with meeting details 
were posted on the property ahead of the meeting per the City’s requirements. The meeting 
was attended by 15 members of the community as well as City staff and representatives of the 
project team. The project team used Mentimeter to poll the audience, shared the 
development concept, answered questions from the neighbors, and shared their contact 
information for future correspondence. A summary of the neighborhood meeting and 
questions asked is included in Attachment 2 – LDR Application. 

 

VI. Plan Guidance 

The following adopted Plans, studies and/or regulatory programs provide clear and sufficient 
guidance for review of the proposed large development project and will serve as a basis for 
providing a framework for interconnected land uses, streets, open space, public parks, and 
other infrastructure.  Review of the Artway North LDR will be based on the following plans. 

Plan guidance highlights include the following goals and principals: The following adopted Plans, 
studies and regulatory programs incorporate the subject property within their boundaries and 
include both overarching development policies as well as site-specific guidance. These plans will 
serve as a basis for requirements designed to provide for interconnected land uses, streets, 
open space, public parks, and other infrastructure.  

• Blueprint Denver 2019 

• Comprehensive Plan 2040 

• Transportation Standards and Details for the Engineering Division (April 2017) 

• Vision Zero 

• Denver Moves 

• Complete Streets Design Guidelines 

• Denver Parks and Recreation Game Plan 

• One Water Plan 

• Elyria Swansea Neighborhood Plan 

• Park Hill Neighborhood Plan 

• 40th and Colorado Next Steps Study 
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VII. Blueprint Denver and Area Planning 

a. Blueprint Denver Future Neighborhood Context:  Urban Center 

Urban Center Context Neighborhoods are dense and vibrant areas that support residents 
and visitors. This context typically contains high intensity residential and significant 
employment areas. Development typically contains a high mix of uses, with street 
activation and connectivity. Areas identified as urban center are easily accessible due to 
well-connected networks that are defined by a consistent street grid, pedestrian facilities, 
and efficient access to medium- and high-capacity transit.  These areas offer good 
walkability and access to amenities. Parking is predominately managed on-street, with off-
street demand met with parking garages. 

b. Blueprint Denver Future Place Type:  Community Center 

Community centers typically provide some mix of uses to accommodate local needs. There 
are a mix of larger and smaller scale buildings, some setback from the street to 
accommodate parking. Building heights in the Community Center are generally up to 5 
stories and transitions occur gradually within the center out to the surrounding residential 
areas.  

c. Blueprint Denver Growth Area: Community Centers and Corridors 

Community centers and corridors should attract almost two-thirds of all new jobs and half 
of new households. While many existing and future regional centers already have high 
quality, frequent transit service, a critical component of the growth strategy’s success will 
be to coordinate the development of transit-supportive land uses in community centers and 
corridors as transit capital investment corridors identified in Denver Moves: Transit are 
implemented. Focusing growth in centers and corridors helps to provide a variety of 
housing, jobs and entertainment options within a comfortable distance to all Denverites 
and is a key element of building complete neighborhoods throughout Denver. 

Blueprint Denver Modal Priority: Blueprint Denver identifies the Smith Road and Colorado 
Boulevard alignments as priority for bicycles and then 40th Avenue and Albion Street as 
pedestrian priority alignments. 

d. Blueprint Denver: Land Use and Built Form General Policies 

Policy 1 - Promote and anticipate planned growth in major centers and corridors and key 
residential areas connected by rail service and transit priority streets. 

Policy 2 – Incentivize or require efficient development of land, especially in a transit rich 
area. 

Policy 9 – Promote coordinated development on large infill sites to ensure new 
development integrates with its surroundings and provides appropriate community 
benefits. 

e. Blueprint Denver: Mobility General Policies 
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Policy 4 – Implement the vision for street types and the layered multimodal network to 
create complete streets. 

Policy 8 – Connect centers and corridors across the city through a variety of modal choices. 

f. The Elyria Swansea Area Plan 

 Key recommendations relevant to this site include the following: 

a. A.7 CREATE COMMUNITY GATHERING SPACES: Create unique places with diverse uses, 
activities, services and gathering spaces that help to draw people together and create 
desirable destinations in the community. These opportunities include locations near the 
rail stations, the proposed I-70 covers, and the future National Western Center. This 
subject site, located between existing residential development and the 40th and 
Colorado Station, offers an opportunity to create space for a community gathering 
space facilitating the convergence of residential, retail, and transit users through the 
site. 

b. Recommendation 2: Develop and implement an urban design strategy. This 
recommendation includes establishment of maximum building heights and building 
form transitions. 

c. B.8 Establish maximum building heights to support a variety of land uses and 
community places. For blocks in the 40th-Colorado and National Western Center station 
areas that recommend a 5 story maximum building height with a 3 story edge, explore 
use of regulatory tools such as upper story setbacks, upper story setbacks, design 
overlays or multiple zone districts to address lower-scale residential located on the 
opposing side of the street. Accommodate mid-rise redevelopment of up to 8 stories 
near the National Western Center, and 40th and Colorado commuter rail stations. 

d. B.11 IMPROVE PEDESTRIAN CHARACTER WITH ENHANCED STREETSCAPES. Colorado 
Blvd forms the western boundary of this site but progresses above grade to cross the 
tracks. While there are plans for improving the streetscape and pedestrian access on 
Colorado Blvd, the subject site contains property running parallel to Colorado on the 
west edge that should be considered for a future pedestrian pathway that can connect 
to pedestrian path that runs along the extension of Smith Road to the transit station.  

e. B.12 ENCOURAGE DEVELOPMENT OF KEY OPPORTUNITY SITES specifically identifies the 
Urban Land Conservancy property as a key site for development. This site is designated 
as a transit-oriented development opportunity for mixed-use development, and 
currently includes both retail and multifamily residential. 

 

f. C.23 TRUCK ROUTES & MULTI-MODAL STREET CONNECTIONS 

Arterial streets that provide direct connection between industrial districts and 
interstate highways are appropriate for use by large trucks (see the Existing and 
Proposed Truck Route Map). 
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Implement recommended street network improvements to create a more intuitive and 
connected network of streets that serve the needs of industrial and employment users, 
and residential districts throughout the neighborhood. 

Truck routes should be clearly marked with way-finding with consistent graphics and 
branding. 

VIII. Equity Analysis 

A. Overview 

Equity is when everyone, regardless of who they are or where they come from, has the 
opportunity to thrive.  Where there is equity, a person’s identity does not determine their 
outcome.  As a city, we advance equity by serving individuals, families, and communities in 
a manner that reduces or eliminates persistent institutional biases and barriers based on 
race, ability, gender identity and sexual orientation, age and other factors. 

B. Equity Scores   
 

i. What is Equity? 
Equity is when everyone, regardless of who they are or where they come from, has the 
opportunity to thrive.  Where there is equity, a person’s identity does not determine 
their outcome.  As a city, we advance equity by serving individuals, families, and 
communities in a manner that reduces or eliminates persistent institutional biases and 
barriers based on race, ability, gender identity and sexual orientation, age and other 
factors. 

ii. How do we measure Equity? 
Equity is measured using three concepts: Access to Opportunity; Vulnerability to 
Displacement; and Housing and Jobs Diversity. Each equity concept is measured using 
multiple metrics for example Access to Opportunity score measures Social Determination 
to Health, Built Environment, Access to Healthcare, Child Obesity, Life Expectancy, Access 
to Transit, and Access to Centers and Corridors. 

 
iii. How to read equity Scores? 

Each equity concept is given a scoring metric from most equitable to least equitable. 
Below is an interpretation of the scoring metrics:  

• Access to Opportunity: 2.5 

• Vulnerability to Displacement: 3 out of 3 

• Housing Diversity: 3 out of 5 

• Job Diversity: Total Jobs: 5,962/Total Jobs per Acre: 5.94/higher in manufacturing 
jobs 

Access to Opportunity - Measures Social Determination to Health, Built Environment, Access to 
Healthcare, Child Obesity, Life Expectancy, Access to Transit, and Access to Centers and Corridors 
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C. Vulnerability to Displacement – Measures Educational Attainment, Rental Occupancy, 
Median Household Income 

 
 

Housing Diversity – Measures Missing Middle Housing, Diversity of Bedroom Count Per 
Unit, Owners to Renters, Housing Costs, Income Restricted Units 

 
 

Job Diversity – Measures Retail, Innovation, and Manufacturing 

 
 

D. Why we measure equity? 

Identifying issues of inequity in a specific area provides an understanding of existing 
challenges, which guides the City, applicant, and staff to provide opportunities through new 
development that ease inequity concerns in the area. By specifically addressing the low 
scoring metrics we improve the overall equity within the community and throughout the 
City at large. The following analysis provides a breakdown of equity specific to this site and 
highlights the low scoring metrics. Staff has provided potential considerations for improving 
the identified inequities. Please note that these are suggested examples and applicant is 
expected to provide a broader set of solutions through the Equity Menu provided in the 
Attachment 3. 

E. Equity Scores for 40th and Colorado 

The conclusion of the analysis points to generally diverse housing stock with adequate 
transit access in predominantly manufacturing job environment. Proposed affordable 
housing will increase housing diversity stock in the area. In the effort to create whole 
neighborhoods, the project has the opportunity to address fresh food access and 
community services to increase access to opportunity for the growing residential 
population of the project as well as adjacent newly-developed neighborhoods east of 
Colorado Boulevard to the east and south. 
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F. Equity Response 
The LDR Application Equity Response identifies key project concepts that will help achieve 
equity for a number of metrics, particularly in the category of affordable housing. By 
providing both market-rate “missing middle” housing, combined with permanently 
affordable units with two or more bedrooms, future development will serve to facilitate a 
diversity in population to include the opportunity for family housing adjacent to a transit 
station. Future mixed-use development will facilitate additional retail jobs on site, and open 
space will be offered as both an organizing feature of the site combined with needed off-
street pedestrian and bicycle pathways to connect to the 40th and Colorado Station. Please 
see Attachment 2 – Large Development Framework Application - Attachment C for the full 
Equity Analysis and Applicant Response. 

 
IX. Preliminary Project Requirements 

This section provides preliminary comments received from review agencies on the project 
application. These comments are being provided to highlight known project requirements and 
discussion points that will need to be resolved through the regulatory processes. Land Use and 
Site Design. 
• The existing Planned Building Group (PBG) should be amended to remove these parcels 

from the PBG and move toward updating the entire site to the new Denver Zoning Code. 
• Rezoning into the Denver Zoning Code is recommended for the entirety of the subject 

parcel. 
• As defined in Section 10.8.1, Open Space in Large Developments, A minimum of 10% of the 

Net Development Area as defined in Section 13.1.6.4.A. will be required over the entire 
area of both parcels. Additionally, the open space should be designed to be centrally 
located and accessible, facilitating multimodal access to the transit station from the 
connected grid east of Colorado.  

 
A. Transportation Services 

• Existing PBG may be used for conceptual basis of expansion of public road network. 
• Incorporate public road grid to reflect conceptual vision of area plan. 
• Access points for the proposed road are acceptable. Some refinement will be 

necessary to ensure all future access points to public roads meet DOTI standards - 
optimize their locations relative to corners and throat widths. Further onsite 
evaluation to explore the needs for incorporating the public road grid throughout 
the site. 

• Mobility Study (MS) or traffic signal warrant analysis may be necessary at 40th and 
Colorado. Otherwise, the MS will evaluate selected intersections within the 
surrounding vicinity for impacts to vehicular, bicycle and pedestrian performance 
and make recommendations for acceptable mitigation measures for improved 
connectivity and traffic safety. The mobility study will also ensure for the 
incorporation of already planned or underway CCD and DOTI programs and 
projects. 
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• Typically, L-intersections are not allowed. DOTI is willing to explore the benefits of 
what is proposed relative to the land use, but curved roadways are the expected 
standard for a 90-degree turn without a “T” or 4-legged intersection. 

• Per municipal code, ROW dedication and standard cross section improvements 
including paved roadway, curb and gutter, amenity zone with irrigated trees and 
sidewalks will be required for public roads. 

 
B. Transit Oriented Development  

• The discrete project being proposed is smaller than 3 acres, and only one block.  But 
it is part of a larger property that exceeds 5 acres and is likely to result in multiple 
separate blocks.   

• 2017 40th & Colorado Next Steps Study began grappling with safety and access 
issues in this area, but more collaborative deliberation between DOTI, CPD, and 
Mayor’s Office is required to develop actionable solutions in conjunction with 
development.   

• Old Code Zoning and existing PBG have long ago lost their value and relevance.  
PBG needs to be eliminated and entire site needs to be brought into the DZC. 

• The future development in the subject area anticipates establishing, extending, 
expanding or otherwise changing the stormwater system and open space, as well as 
the local grid on the site and the potential to change the collector grid servicing the 
site to reduce conflicts along the current truck route on Albion Street. 

• In addition to the substantial potential increase in density from this project alone, 
this project also sits between the 40th & Colorado Rail Station and the potentially 
massive redevelopment of the Park Hill Golf Course.  It is necessary to think 
through, therefore, how potentially significant numbers of pedestrians and 
bicyclists will move through the site to the rail station.  

• Multiple important infrastructure questions need to be answered before 
development can proceed in this location: 
1. Is right-in-right-out access at Colorado Blvd. possible and desirable?  An existing 

turn lane and access point exists that could be re-configured to serve this 
purpose.  Is it necessary to plan for a new crossing of Colorado Blvd. at 42nd 
Ave.?   

2. Is northern access to the site from an extension of the Smith Rd. alignment 
possible and desirable?   

3. How can safety improvements at Smith Rd./Albion St. be incorporated into the 
project?  Refer to 40th and Colorado Next Steps Study for background 
information. 
https://www.denvergov.org/content/dam/denvergov/Portals/705/documents/
projects/40th-Colorado/40th-colorado-next-steps-final-report-january2017.pdf. 

4. How can safety improvements along Albion St., connecting to the existing 
development to the east, best be incorporated into the project?   

5. How can a future north-south alignment of potential right-of-way south of the 
project be anticipated and integrated into project design and layout?   

https://www.denvergov.org/content/dam/denvergov/Portals/705/documents/projects/40th-Colorado/40th-colorado-next-steps-final-report-january2017.pdf
https://www.denvergov.org/content/dam/denvergov/Portals/705/documents/projects/40th-Colorado/40th-colorado-next-steps-final-report-january2017.pdf
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6. How can the existing meandering and over-sized stormwater facilities on the 
site be consolidated and made more efficient?  This problem is complicated by 
potentially multiple ownership rights to the stormwater capacity.   

7. What size and configuration of open plaza space is required as the “anteroom” 
to access to the rail station under the Colorado Blvd. bridge?   

8. How can the substantial land holdings of both the City and the State, which 
surround the site, be leveraged and deployed to answer any or all of the above 
questions. 
 

C. Transportation Demand Management (TDM) 
The City has adopted a new ordinance and rules-&-regulations to further Denver’s mobility 
goals by ensuring that residents and employees in new development have expanded 
choices for how they move about our city.  These regulations require new developments to 
implement and manage measures known as Transportation Demand Management (TDM) 
which are strategies that expand people’s travel options and create attractive alternatives 

to driving.  Denver’s TDM program will benefit the community by reducing the number of 
people driving; creating more walkable, bike-able, and transit-friendly communities; and 
improving community health and the environment.   

 
The measures required of developers correspond to the size of the development, the type 
of use, and the site’s land-use context and transit proximity.  See below for a general 
summary of TDM requirements for different scales and uses.  More details and information 
are available on the City’s Transportation Demand Management webpage.  For the 40th 
and Colorado Artway North project, there is an opportunity to address TDM from a project-
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wide standpoint which may benefit the individual block developments.  In the Infrastructure 
Master Plan, a section on TDM will be required.   
 

D. Parks and Open Space 
 
• Parks and Open Space: Open space needs to be identified, specified, and planned 

around – adjacent to station. 
 

• 303ArtWay Corridor planned in/around site for peds/bikes 
 

• For the LDR framework, we concur that IMP would be appropriate for coordinated 
master framework to address open space network, mobility and other infrastructure 
needs.   

 
• The Applicant indicated that they have an existing open space requirement that 

exceeds the Zoning Code 10% requirement, which they intend to satisfy.  Given scale, 
location, and connectivity opportunities, an integrated open space plan should be 
provided as the IMP and concept plan is developed and refined to illustrate how their 
open space requirement would be satisfied and how it would support the needs of the 
new on-site residents as well as the overall enhancement of the station area and 
neighborhood.     

 
E. Stormwater and Wastewater 

• Wastewater will require erosion control, sanitary, and storm construction plans based 
on staging and land disturbance.  

• Public dedication will be dependent on what is proposed and whether utilities are public 
or private. Easements will be required. 

• RTD will certainly need to be kept in the loop on the ponds. The NE corner was private, 
but with the RTD P3 project they utilized these ponds and are currently tasked with 
maintaining per our records. If relocated I cannot say whether RTD would continue to 
own/maintain, require development to take, or not want a combined public/RTD pond.  

• Storm/Sanitary Plans Review (SSPR) 

• Permanent Non-Exclusive Easement (PNEE) 

• Construction Activities Stormwater Management Plan (CASDP) (aka: Erosion Control 
Plan) 

• Easement Relinquishment 

• Sewer Use and Drainage Permit (SUDP) 

• Construction Street Cut and Occupancy Permit 

 

F. Affordable Housing 

As stated in the Application, ULC’s vision for the development of Parcel 2 includes 
multifamily permanently affordable rental housing, community-supportive land uses, 
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related transportation improvements, and community open spaces. The current vision 
includes two multifamily structures of 5-8 stories each. Income-restricted affordable 
housing includes a range of unit sizes to accommodate various household and family 
sizes, including 3-bedroom units that are currently in high demand. 
 
Thrive is purchasing a portion of this property (Parcel 1) to construct a townhome 
project as the first phase in order to help support the financial goals of ULCs overall 
development vision. Thrive’s project proposes 50% would be permanently affordable 
homeownership opportunities. These environmentally and sustainably focused attached 
homes will be reasonably priced and are targeted to provide critical “missing middle” for 
sale products located near the 40th and Colorado Mobility Hub, RTD’s A-Line rail station, 
and adjacent to the future high-capacity transit corridor planned along Colorado 
Boulevard. The site’s adjacency to Colorado Boulevard, its proximity to Interstate 70, 
and its immediacy to RTD’s A-Line Colorado Boulevard Station position it as a premier 
location for both missing middle market-rate multifamily and affordable housing 
residential products. 
 
ULC has a longer time horizon for development than Thrive due to the need for 
financing related to sitewide infrastructure and to apply for and receive at least one 
round of LIHTC financing. The early development of Thrive’s townhomes will assist ULC 
in identifying, costing, and understanding the financing of critical infrastructure needed 
to catalyze development for the entire property regardless of timing. ULC is committed 
to developing permanently affordable for-rent apartment homes located near the 40th 
and Colorado Mobility Hub, RTD’s A-Line rail station, and adjacent to the future high-
capacity transit corridor planned along Colorado Boulevard. ArtWay North will be a 
residential-focused, mixed-use development with on-site commercial, retail, and 
community serving uses supportive of future residents and the larger Northeast Park Hill 
Community. 
 

G. Office of Climate Action Sustainability and Resilience 
A conversation with representatives from the Office of Climate Action & Sustainability is 
encouraged early in concept review to discuss specific sustainability goals and outcomes for 
the project.  The Office can support strategies to comply with the Green Building Policy and 
other efforts around green infrastructure and vertical side improvements.  

 
H.  Denver Department of Public Health and the Environment (DDPHE) 

• If property is to be dedicated to the City and County of Denver from this development, a 
Phase 1 Environmental Site Assessment (ESA) is required for this project when the right-
of-way dedication process is initiated. Additional environmental site investigations in 
the right-of-way may be required due to past land use practices at this property. 

• There is a concern of potential subsurface vapor intrusion into completed new buildings 
from contaminated soil or groundwater at this property. The developer may wish to 
consider a vapor mitigation system, which would also accommodate concerns for 
naturally occurring radon gas. 
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I. Regional Transportation District 
RTD will have concerns and comments as the sites along the A-line are developed.  
Additional comments will be provided as they are received.  

 
J. Department of Disability Rights (DODR) 

(1) Future design of each individual element within the multiple developments will be 
reviewed individually in future submittals based on specific project type (Commercial, 
Residential, Public Areas, Outdoor Use, Pedestrian Connections, Etc.).  All future 
Residential shall comply with all applicable Fair Housing Act (FHA) Design Manual and 
Colorado Title 9, Article 5 requirements.   

(2) Any future Commercial (Retail, Office, Hotel, Restaurant, Entertainment, Public Venues, 
Outdoor Event spaces, Etc.) shall comply all applicable 2010 ADA requirements.   

(3) Future concept submittals will be evaluated by DODR for specific project-related 
requirements. 
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X. Required Planning and Regulatory Applications  

The following regulatory processes have been identified as necessary for this project in order to 
identify specific implementation actions within the development program to achieve consistency 
with City adopted plans. 

• Planned Building Group Amendment 
• Rezoning of entire property 
• Infrastructure Master Plan  
• Mobility Study (part of IMP)  
• Subdivision Plat (one or multiple filings) if required 
• Transportation Engineering Plans (TEP)  
• Stormwater and Sanitary Sewer Construction Plans (SSPR)  
• Site Development Plan(s) for horizontal and vertical development  

XI. Development Review Process   

This section establishes the development review process for this application. Table 1 shows the 
required applications to be submitted for review, the sequencing of the initial application 
submittals, where approval authority is vested, and the sequencing of final action on the 
application. Explanation of the terms used in the table is as follows:  
• Application Type: The name of a required regulatory process/application or city agreement.  
• Prerequisite applications: Applications that must be submitted prior to the subject line 

application being submitted.   
• Approval Authority:  The entity vested with approving a development application per adopted 

City regulations. 
• Final action sequencing: Timing of final action of each application and its relationship with final 

action sequencing of other applications.   

Table 1 is divided into three large categories consisting of similar application types that are 
generally submitted and reviewed concurrently:   
• Regulatory Applications – these applications result in a regulatory framework for 

development of the property to guide site development and serve as a basis of design 
for all subsequent applications.   

• Horizontal Infrastructure – required applications needed to subdivide the land into 
development parcels, zone lots and rights-of-ways, and construction drawings for trunk 
line infrastructure needed to service the development.  

• Vertical Site Development - Anticipated applications required to support vertical 
development on individual sites within the overall development.   

Applications within the Initial Regulatory category must be submitted, reviewed and 
approved prior to submittal of any application for horizontal or vertical development. 
Concurrent submittal and review may be permitted upon approval by the Project 
Coordinator and other development review agencies. 
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The Horizonal Infrastructure applications may be submitted for the entire site or may be 
broken into different phases as identified in applicable regulatory applications, such as an 
Infrastructure Master Plan. If phased, the sequencing and final action of the applications are 
applicable to that phase. 

The Vertical Site Development category identifies anticipated applications. Because 
requirements for site development can vary from one site to another, actual requirements 
will be determined at the time of concept plan submittal application required as part of Site 
Development Plan review.   

  

 

  

(remainder of page intentionally left blank) 
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Table 1: Required Applications * 

Application Type  Prerequisite 
Application(s)  

Approval Authority  Final Action Sequencing  

Regulatory Applications and Agreements    

LDR Framework LDR Framework 
– signatures DRC 

 

Following rezoning approval 

Planned Building Group 
Amendment None DRC 

 

Final action and approval 
prior to City Council rezoning 

Rezoning LDR Framework 
Signed City Council 

 

Final action required prior to 
approving subsequent 

applications 

Infrastructure Master Plan 
(Including Mobility Study including 
Albion/truck route solutions) 

LDR Development Review 
Committee  

May be processed 
concurrently with rezoning 

Final action approval 
(signatures) by the 

Development Review 
Committee; recordation 

must follow rezoning 

Development Agreement  
(if needed)  IMP  Development Review 

Committee  
Final executed agreement to 
be approved concurrent with 

the IMP 
Horizontal Infrastructure Applications    

Subdivision 
All Initial 

Regulatory 
Applications  City Council  

Submitted as early as IMP 
submittal; council process 
concurrent with rezoning 

process  

Horizontal Site Development Plan – 
Basically master horizontal plan for 
all development – if needed beyond 
IMP 

Concurrent with 
subdivision DRC Approval following 

subdivision 

Stormwater Construction  
Plan(s) Subdivision  DOTI  

Concurrent with IMP and 
with individual SDPs as 

needed 

Sanitary Sewer  
Construction Plan(s) Subdivision  DOTI 

Concurrent with IMP and 
with individual SDPs as 

needed 

Transportation  
Engineering Plan(s) Subdivision  DOTI 

Concurrent with IMP and 
with individual SDPs as 

needed 
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Application Type  Prerequisite 
Application(s)  

Approval Authority  Final Action Sequencing  

Vertical Site Development Applications    

Site Development Plan(s) 
All horizontal 
infrastructure 
applications 

specific to phase  

Development Review 
Committee  

After approval out of 
concept; following horizonal 
SDP and concurrent with or 

following infrastructure  
applications specific to  

site  
Zone Lot Amendment 

Rezoning Development Review 
Committee 

Concurrent with subdivision 
and rezoning 

Site Specific Engineering 
Construction Plan(s) for site 
infrastructure (SSPR, TEP) 

Concurrent with 
Site Development 

Plan  
DOTI Prior to, or concurrent with 

Site Development Plan  

Sewer Use and Drainage Permit(s) 
Prior to or 

concurrent with 
Building Permit   

DOTI 
After Site Development  

Plan approval, prior to  
Building Permit approval  

Zoning Construction Permit(s) 
Site 

Development 
Plan  

Community Planning 
and Development / 
Project Coordination   

After Site Development Plan 
approval, prior to building 

permit approval 

Building Permit(s)  
Site 

Development 
Plan  

Community Planning 
and Development  

After Subdivision, SDP, 
Zoning Construction and 

Sewer Use and  
Drainage Permit 

 *This list comprises major applications associated with the development review process. Additional 
permits, easement relinquishments may be required as part of site-specific planning efforts. 

 

XII. Community Information Meeting  

Pursuant to the DZC, the Large Development Review process requires holding a community 
information meeting. This community meeting was held on August 19, 2021. A report 
summarizing the community information meeting is included in Attachment 2 – Large 
Development Framework Application. 
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XIII. Approval  

The Development Review Committee hereby approves this Large Development Framework upon 
finding that: 

 The LDF identifies the type and sequencing of regulatory and planning tools needed to 
implement adopted City Council Plans, and  

 The LDF establishes a coordinated development review process that ensures the future 
development of the subject area will address land use, development, infrastructure, open 
space, public parks, schools and other related issues, as application, in accordance with 
City Council adopted plans.  

 

 

      
 Adam Phipps, Executive Director      Date  

Department of Transportation and Infrastructure  

 

 

     
Allegra “Happy” Haynes, Executive Director     Date  

 Department of Parks and Recreation           

  

  

      
Laura E. Aldrete, Executive Director       Date  
Department of Community Planning and Development 

 

 

Ownership Acknowledgement  

Owner hereby acknowledges the regulatory requirements specified herein for development of the 
subject property, and that this document will be recorded following future rezoning of the 
property into the Denver Zoning Code. 

 

 

    
By: Erin Clark, Representative                                    Date 
Urban Land Conservancy 

  

 

November 4, 2021

Laura E. Aldrete (Nov 5, 2021 08:38 MDT)
Laura E. Aldrete

11/12/2021

11/16/2021

https://na1.documents.adobe.com/verifier?tx=CBJCHBCAABAAX7axVk_rF2b5vD_ChfikB0JYkZiueSD2
https://salesforceintegration.na1.echosign.com/verifier?tx=CBJCHBCAABAAX7axVk_rF2b5vD_ChfikB0JYkZiueSD2
https://salesforceintegration.na1.echosign.com/verifier?tx=CBJCHBCAABAAX7axVk_rF2b5vD_ChfikB0JYkZiueSD2
https://adobefreeuserschannel.na1.documents.adobe.com/verifier?tx=CBJCHBCAABAAX7axVk_rF2b5vD_ChfikB0JYkZiueSD2


Attachment 1 - Legal Description
See Attachment A of Attachment 2 - 
LDR Application
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Ms. Deirdre Oss, AICP 

Senior Development Project Administrator  

Community Planning and Development  

City and County of Denver  

Wellington E. Webb Municipal Office Building  

201 West Colfax,  

Denver, Co  

802020 

September 30, 2021 

Subject: Formal LDR Application for Urban Land Conservancy’s ArtWay North Project 

Attachments:  

Appendix A: Map and Legal Description of the Proposed LDR Area  

Appendix B: Community Information Meeting Report  

Appendix C: Equity Analysis Responses  

Site Size, Location, and Ownership: 

The subject property is 

located northeast of the 

intersection of E. 40th 

Avenue and Colorado 

Boulevard within the 

Park Hill Village West 

Subdivision with a 

physical address of 4050 

N. Colorado Boulevard.

This vacant parcel

consists of

approximately 6.7-acres

of land currently zoned

B-3 w/ waivers and is

included in the

previously established

Park Hill Village West

Planned Building Group

(PBG). The property is

owned by PHVW TOD,

LLC, an affiliate entity of

Urban Land Conservancy 

(ULC). To the east of the site lies a market rate development that includes 

multifamily, single family, and single family-attached homes.  To the south are 156 permanently 

Figure 1: Site Plan 
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affordable rental apartments with an extensive waiting list due to high demand for affordable housing, 

particularly for 2–3-bedroom units for households with children and a number of in-line retail and 

commercial PAD sites located directly adjacent to Colorado Boulevard. Directly west of the s ite and 

across Colorado Boulevard lies RTD’s 40th and Colorado A-Line Station.  

Urban Land Conservancy proposes development of the property in two phases. The first phase includes 
selling a portion of the site (Parcel 1 in Figure 1) to Thrive Home Builders LLC (Thrive) to develop new 
right of way and 40+ market rate and permanently affordable for-sale townhomes. The second phase 
would be developed by ULC for higher density development to provide permanently affordable, for rent 
multifamily housing in two 5-8 story buildings (Parcel 2 in Figure 1). 
  
The property currently sits in the Park Hill Village West Planning Building Group (PBG) which is bound by 

Colorado Boulevard and Albion Street, which has been amended three times previously, splitting off 

properties to the south to separate owners and includes in-line retail and commercial along Colorado 

Boulevard. A third iteration to the PBG was not an official amendment but resulted in a portion of the 

property being sold to Delwest for the existing affordable housing multifamily community to the east of 

the commercial development and south of the site in question. 

The site will offer extensive transportation choice for future residents and patrons including rail transit 

(RTD’s 40th and Colorado Commuter Rail Station) and future transit improvements along Colorado 

Boulevard (identified as part of future high-capacity transit corridors).  This location also provides easy 

and convenient access to regional vehicular connections including Colorado Boule vard, Interstate 70, 

and Interstate 270.   

ULC is committed to providing safe and convenient access to area transit amenities not only for future 

residential but for the larger Northeast Park Hill community. Future site plans will incorporate bike and 

pedestrian infrastructure that will connect the station area to the existing residential communities south 

and east of its location by:  

• Coordinating and planning with ULC’s 303 Cultural ArtWay. This community-serving 

transportation and cultural facility will link important community centers throughout Northeast 

Park Hill to the 40th and Colorado station commuter rail station. The ArtWay North development 

is the keystone element of this neighborhood-level multimodal transportation network and will 

be a critical multimodal hub consisting of a series of pathways, plazas, and urban open spaces 

that will facilitate connections for existing and future residents and employees.    

• Designing multimodal connections through the site to facilitate access to the 40th and Colorado 

A-Line Station of multiple modes and user types.  

Estimated Range of Land Uses and Intensities: 

Future land uses for the site are primarily residential with several supportive uses occupying portions of 

ULC future multifamily development. Uses could include incubator spaces for local businesses, meeting 

spaces, and childcare facilities. The remainder of land uses will include single family attached homes 

(townhomes) developed by Thrive and two multifamily structures developed by ULC.  Current zoning is 

B-3 with waivers. Future entitlement actions are envisioned to include a full rezoning of the site from 

former Chapter 59’s B-3 zoning to Denver’s updated zoning code CMX-8 category.   Rezoning will allow 

for additional affordable housing density, the rightsizing of related parking requirements, and the 
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application of up-to-date City of Denver development requirements. Further details related to both 

Parcel 1 and Parcel 2 land uses follow.  

Urban Land Conservancy:  

ULC’s vision for the development of Parcel 2 includes multifamily permanently affordable rental 

housing, community-supportive land uses, related transportation improvements, and community open 

spaces.  The current vision includes two multifamily structures of 5-8 stories each. Income-restricted 

affordable housing includes a range of unit sizes to accommodate various household and family sizes, 

including 3-bedroom units that are currently in high demand.  

ULC has a longer time horizon for development than Thrive due to the need for financing related to 

sitewide infrastructure and to apply for and receive at least one round of LIHTC financing. The early 

development of Thrive’s townhomes will assist ULC in identifying, costing, and understanding the 

financing of critical infrastructure needed to catalyze development for the entire property regardless of 

timing. ULC is committed to developing permanently affordable for-rent apartment homes located near 

the 40th and Colorado Mobility Hub, RTD’s A-Line rail station, and adjacent to the future high-capacity 

transit corridor planned along Colorado Boulevard. ArtWay North will be a residential-focused, mixed-

use development with on-site commercial, retail, and community serving uses supportive of future 

residents and the larger Northeast Park Hill Community.  

Thrive Home Builders:   

Thrive is purchasing a portion of this property (Parcel 1) and desires to move forward quickly with the 

required development administrative processes and applications to construct a townhome project, of 

which approximately 50% would be permanently affordable homeownership opportunities. These 

environmentally and sustainably focused attached homes will be reasonably priced and are targeted to 

provide critical “missing middle” for sale products located near the 40th and Colorado Mobility Hub, 

RTD’s A-Line rail station, and adjacent to the future high-capacity transit corridor planned along 

Colorado Boulevard.   The site’s adjacency to Colorado Boulevard, its proximity to Interstate 70, and its 

immediacy to RTD’s A-Line Colorado Boulevard Station position it as a premier location for both missing- 

middle market-rate multifamily and affordable housing residential products. 

Structural Form:  

Current iterations of the development envision a density gradient that accounts for the wide range of 

existing land uses and residential housing types found immediately adjacent to the site. Thrive’s 

townhomes will be directly across Albion Street from existing townhomes and apartment homes of 

similar height and bulk, providing a graduated height transition to ULC’s proposed multifamily structures 

adjacent to Colorado Boulevard. Ground floors of these 5-8 story structures will sit well below the deck 

of the existing Colorado Boulevard’s bridge, minimizing their height due to grade differences between 

Colorado Boulevard and the site.    
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Proposed Infrastructure Changes:  

Several internal and external infrastructure improvements are currently under consideration as part of 

development of the ArtWay North project.  

On-Site Infrastructure Considerations:   

• Figure 1 identifies the two parcels to be developed independently by ULC and Thrive. The 

proposed preliminary 64-foot right-of-way (ROW) U-shape roadway alignment illustrates two 

access points from Albion Street, one on the north and one on the south side of the s ite. Access 

points would serve existing commercial and residential development to the south as well as 

ArtWay North. Ideally, the southern east-west leg of the proposed U-shaped roadway would 

align with the existing private drive curb-cut found across Albion Street in the Park Hill Town 

Center Subdivision Filing No. 1. Due to the existing Delwest improvements along the south half 

of the proposed roadway section, particularly the existing parking structure ramps, the south 

half of the proposed roadway would be a CCD non-conforming street section to maintain these 

existing improvements outside of the ROW. The street section from the proposed roadway 

centerline north would meet the requirements for a CCD 64-foot ROW typical section. This new 

roadway would serve both Parcel 1 and Parcel 2 developments and is envisioned to be 

dedicated to the City of Denver as a public ROW once complete. These improvements would 

work in concert with existing pedestrian infrastructure found on other legs of the existing 

intersection (Albion St & Park Hill Square) to provide safe pedestrian connections for all 

movements. This will be especially important considering the area’s proximity to the 40th and 

Colorado commuter rail station and future high-capacity transit improvements on Colorado 

Boulevard.  

 

• An existing storm water conveyance, detention, and water quality system referred to as the 

Albion Street Pond currently exists on the subject site and serves existing commercial and 

residential developments found south of the ArtWay North project. Initial phases of 

development will redesign the system to meet applicable requirements for both the existing 

development it currently serves, and new development proposed as part of the ArtWay North 

Project.  

 

• The 303 ArtWay, a future multimodal heritage trail organized by Northeast Park Hill residents 

with support from ULC and the Trust for Public Land is also planned in the area and will be 

incorporated into the site’s future design, providing important enhanced bicycle and pedestrian 

connections for future residents of the property and for existing residents of Park Hill Village 

West and the broader Northeast Park Hill community to transit and community amenities.   

 

• ULC is also committed to the performance of a walkability analysis to identify additional 

pedestrian opportunities including sidewalk completion where gaps exist, safe crossings at 

intersections, and the promotion of pedestrian and bike connections.  The ArtWay North 

development will also provide bicyclist support amenities including bicycle parking and 

maintenance areas.  
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Off-Site Infrastructure Considerations:   

• During public engagement activities consulted groups identified community concerns with 

traffic speeds, heavy truck traffic, AM and PM peak hour delays, and site-distance issues with 

Albion Street.  It was further communicated by the community that new development on-site 

could exacerbate these existing issues. Albion Street and Smith Road were re -aligned during the 

construction of RTD’s A Line, resulting in the litany of community issues described above. Future 

access points for the ArtWay North Project will consider these existing issues in the 

identification of future roadway connections.  

 

• RTD and CDOT owned water quality facilities are located outside the northwest property 

boundary of the subject property and referred to as the Colorado Boulevard Pond. 
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Conceptual Locations of Open Space:  

Future open spaces areas have yet to be determined. However, both ULC and Thrive are committed to 

providing usable, multifunctional open space that serves existing and future residents as well as the 

larger Northeast Park Hill community by:  

• Creating open spaces that provide amenities and features for children. Currently the children of 

residents of the Delwest Affordable Housing Community have limited access to playgrounds and 

age-appropriate open spaces. ULC will incorporate the child-focused outdoor spaces for both 

existing and future families. A such, ULC is committed to providing publicly accessible open 

space above and beyond the 10% requirement for sites 5+ acres at a higher quality and finish to 

serve existing and future families and residents. 

 

• The creation of accessible paths, urban plazas, and related open spaces areas that safely 

connect the development and the larger community to the 40th and Colorado Commuter Rail 

Station.  
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Conceptual Proposed 

Streets:  

As described earlier, a U-

shaped roadway is 

currently under 

consideration for the 

ArtWay North 

development. This roadway 

would serve both 

development Parcels 1 and 

2 and would be dedicated 

as public ROW after 

construction.  

 

 

 

 

 

 

 

 

 

 

ArtWay North Phasing Plan 

As described previously, ArtWay North will be developed in two phases. The first phase includes selling a 
portion of the site (Parcel 1 in Figure 1) to Thrive to develop new right of way, streets, utilities, and 40+ 
market rate and permanently affordable for-sale townhomes. The second phase would be developed by 
ULC for higher density development to provide permanently affordable, for-rent multifamily housing in 
two 5-8 story buildings on site (Parcel 2 in Figure 1). 
 

Affordable Housing Plan 

ArtWay North’s convenient location near transit amenities and regional vehicular connections creates 

the opportunity for a robust development focused on providing attainable and affordable housing for a 

wide-range of family sizes at attainable and affordable prices.  
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Each of the two phases of development will incorporate substantial attainable and affordable housing 

options:  

• Thrive will develop 40+ market rate and permanently affordable for-sale townhomes. Of the 

townhomes approximately 50% would be permanently affordable homeownership 

opportunities. Market rate homes will be reasonably priced and are targeted to provide critical 

“missing middle” for sale products that currently in high demand in the Denver housing market.  

 

• ULC will provide permanently affordable, for rent multifamily housing in two 5-8 story buildings 

on site. Including:  

 

o The provision of some units with 3 or more bedrooms, all of which will be income-

restricted 

o The provision of income-restricted units on-site that fulfill the housing needs of AMI 

levels not being met in the area 

 

• ULC will also be providing a range of community services for existing and future residents 

including:  

 

o On-site childcare  

o Below-market commercial space for small businesses, nonprofits, incubator space, 

cultural uses, or community-serving enterprises 

o Publicly accessible open space programed to provide park amenities such as 

playgrounds and recreational areas  

o Safe and convenient multimodal connections to the 40th and Colorado commuter rail 

station  

We look forward to working with the City of Denver on this important and critical development. Please 

let us know if you have any further questions, would like to speak further, or require additional 

information. Thank you for your time.  

Best Regards,  

 

Will Wagenlander  

Project Manager / Urban Designer  

David Evans and Associates.  

 

  



09.27.2021    

9 
 

 

Attachment A 

 

Map and Legal Description of the Proposed LDR Area   

 

  



4050 Colorado Boulevard, Denver, Colorado 

Legal Description per Title Commitment ABC70415936-2 

Park Hill North Parcel:  

A PARCEL OF LAND LYING WITHIN THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF 

SECTION 19, TOWNSHIP 3 SOUTH, RANGE 67 WEST OF THE SIXTH PRINCIPAL MERIDIAN, IN THE CITY 

AND COUNTY OF DENVER, STATE OF COLORADO, 

MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

COMMENCING AT THE SOUTHWEST CORNER OF SAID NORTHWEST QUARTER OF THE SOUTHWEST 

QUARTER OF SECTION 19, FROM WHENCE THE WEST LINE OF SAID NORTHWEST QUARTER OF THE 

SOUTHWEST QUARTER OF SECTION 19 BEARS NORTH 00°06'28" EAST, WITH ALL BEARINGS HEREON 

BEING REFERENCED TO THIS LINE; 

THENCE NORTH 08° 06' 49" EAST, A DISTANCE OF 622.76 FEET TO THE EASTERLY RIGHT-OF-WAY OF  

COLORADO BOULEVARD ALSO BEING THE NORTHWESTERLY CORNER OF THAT BOUNDARY DESCRIBED 

IN SPECIAL WARRANTY DEED AS RECORDED FEBRUARY 7, 2007 UNDER RECEPTION NO. 2007021783 IN 

THE OFFICE OF THE CLERK AND RECORDER OF CITY AND COUNTY OF DENVER AND THE POINT OF 

BEGINNING; 

THENCE ALONG SAID EASTERLY RIGHT-OF-WAY OF COLORADO BOULEVARD AND THE SOUTHERLY 

RIGHT-OF-WAY OF SMITH ROAD THE FOLLOWING SIX (6) COURSES: 

1) NORTH 00° 53' 01" WEST, A DISTANCE OF 313.27 FEET; 

2) NORTH 11° 06' 59" EAST, A DISTANCE OF 85.00 FEET; 

3) NORTH 38° 06' 59" EAST A DISTANCE OF 105.00 FEET; 

4) NORTH 55° 38' 31" EAST, A DISTANCE OF 62.82 FEET; 

5) NORTH 81° 37' 25" EAST, A DISTANCE OF 138.44 FEET; 

6) NORTH 86° 08' 59" EAST, A DISTANCE OF 290.04 FEET TO THE WESTERLY BOUNDARY OF TRACT B, 

PARK HILL TOWN CENTER SUBDIVISION FILING NO. 1, RECORDED JUNE 17, 2004 AT RECEPTION NO. 

2004129062, IN SAID RECORDS; 

THENCE ALONG SAID WESTERLY BOUNDARY, SOUTH 00° 06' 59" WEST, A DISTANCE OF 125.61 FEET TO 

THE WESTERLY RIGHT-OF-WAY OF ALBION STREET, AS SHOWN ON THE ALBION STREET SUBDIVISION 

FILING NO. 1 PLAT, RECORDED SEPTEMBER 19, 2003 AT RECEPTION NO. 2003197552 IN SAID RECORDS 

AND THE BEGINNING OF A NON-TANGENT CURVE CONCAVE EASTERLY HAVING A RADIUS OF 197.00 

FEET, THE RADIUS POINT OF SAID CURVE BEARS SOUTH 56° 46' 02" EAST; 

THENCE ALONG SAID WESTERLY RIGHT-OF-WAY THE FOLLOWING TWO (2) COURSES: 

1) SOUTHERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 33° 06' 59" AN ARC LENGTH OF 

113.86 FEET; 

2) TANGENT TO SAID CURVE, SOUTH 00° 06' 59" WEST, A DISTANCE OF 384.88 FEET; 



THENCE DEPARTING SAID WESTERLY RIGHT-OF-WAY, NORTH 90° 00' 00" WEST, A DISTANCE OF 8.19 

FEET TO THE BEGINNING OF A TANGENT CURVE CONCAVE NORTHEASTERLY HAVING A RADIUS OF 2.00 

FEET; 

THENCE NORTHWESTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 90° 00' 00", AN ARC 

LENGTH OF 3.14 FEET; 

THENCE NORTH 00° 00' 00" EAST, A DISTANCE OF 15.50 FEET; 

THENCE NORTH 90° 00' 00" WEST, A DISTANCE OF 95.50 FEET; 

THENCE SOUTH 00° 00' 00" WEST, A DISTANCE OF 15.50 FEET TO THE BEGINNING OF A TANGENT CURVE 

CONCAVE NORTHWESTERLY HAVING A RADIUS OF 2.00 FEET; 

THENCE SOUTHWESTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 90° 00' 00", AN ARC 

LENGTH OF 3.14 FEET; 

THENCE TANGENT TO SAID CURVE SOUTH 90° 00' 00" WEST, A DISTANCE OF 70.98 FEET TO THE 

BEGINNING OF A TANGENT CURVE CONCAVE NORTHEASTERLY HAVING A RADIUS OF 2.00 FEET; 

THENCE NORTHWESTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 90° 00' 00", AN ARC 

LENGTH OF 3.14 FEET; 

THENCE TANGENT TO SAID CURVE, NORTH 00° 00' 00" EAST, A DISTANCE OF 15.50 FEET;  

THENCE NORTH 90° 00' 00" WEST, A DISTANCE OF OF 78.00 FEET; 

THENCE SOUTH 00° 00' 00" WEST,  A DISTANCE OF 15.50 FEET TO THE BEGINNING OF A TANGENT 

CURVE CONCAVE NORTHWESTERLY HAVING A RADIUS OF 2.00 FEET; 

THENCE SOUTHWESTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 90° 00' 00", AN ARC 

LENGTH OF 3.14 FEET; 

THENCE TANGENT TO SAID CURVE, NORTH 90° 00' 00" WEST, A DISTANCE OF 4.05 FEET TO THE 

BEGINNING OF A NON-TANGENT CURVE CONCAVE NORTHEASTERLY HAVING A RADIUS OF 24.00 FEET, 

THE RADIUS POINT OF SAID CURVE BEARS NORTH 00° 48' 25" EAST; 

THENCE NORTHWESTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 47° 39' 56", AN ARC 

LENGTH OF 19.97 FEET TO THE BEGINNING OF A REVERSE CURVE CONCAVE SOUTHWESTERLY HAVING A 

RADIUS OF 81.59 FEET; 

THENCE NORTHWESTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 17° 55' 21", AN ARC 

LENGTH OF 25.52 FEET TO A POINT ON THE EASTERLY BOUNDARY OF THAT SPECIAL WARRANTY DEED 

AS RECORDED FEBRUARY 7, 2007 UNDER RECEPTION NO. 2007021783, IN SAID RECORDS; 

THENCE ALONG SAID EASTERLY BOUNDARY AND THE NORTHERLY BOUNDARY OF SAID SPECIAL 

WARRANTY DEED THE FOLLOWING TWO (2) COURSES: 

1) NORTH 00° 06' 59" EAST, A DISTANCE OF 39.00 FEET TO THE NORTHEASTERLY CORNER OF SAID DEED 

BOUNDARY; 

2) NORTH 89° 52' 53" WEST, A DISTANCE OF 219.44 FEET TO THE POINT OF BEGINNING. 

EXCEPTING THOSE PARCELS CONVEYED TO REGIONAL TRANSPORTATION DISTRICT IN SPECIAL 

WARRANTY DEED DECEMBER 2, 2013 UNDER RECEPTION NO. 2013172674. 



SPECIAL WARRANTY DEED

REC. NO. 9900159019

SPECIAL WARRANTY DEED

REC. NO. 9900159019

PARK HILL PARTNERS, LLC

SPECIAL WARRANTY DEED

REC. NO. 2007021783

PARCEL SPLIT

REC. NO. 2010003281

LOT 1, BLOCK 3

PARK HILL TOWN CENTER SUBDIVISION FILING NO. 1

REC. NO. 2004129062

TRACT C

PARK HILL TOWN CENTER SUBDIVISION FILING NO. 1

REC. NO. 2004129062

LOT 1, BLOCK 1

PARK HILL TOWN CENTER SUBDIVISION FILING NO. 1

REC. NO. 2004129062

TRACT H

PARK HILL TOWN CENTER SUBDIVISION FILING NO. 1

REC. NO. 2004129062

TRACT E

PARK HILL TOWN CENTER SUBDIVISION FILING NO. 1

REC. NO. 2004129062

TRACT H

PARK HILL TOWN CENTER SUBDIVISION FILING NO. 1

REC. NO. 2004129062

TRACT G

PARK HILL TOWN CENTER SUBDIVISION FILING NO. 1
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TRACT B
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SUBDIVISION FILING NO. 1

REC. NO. 2004129062 &
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SPECIAL WARRANTY DEED
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REC. NO. 2013129915

RTD PARCEL NO. EC-37C

SPECIAL WARRANTY DEED

REC. NO. 2013172674

PARCEL CONTAINS
288,375 SF

6.620 AC

SPECIAL WARRANTY DEED

REC. NO. 2013038021

PARCEL SPLIT

REC. NO. 2013107015

SPECIAL WARRANTY DEED

REC. NO. 2013038021

PARCEL SPLIT

REC. NO. 2013107015

RTD PARCEL NO. EC-37D

SPECIAL WARRANTY DEED

REC. NO. 2013172674
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PARK HILL NORTH PARCEL:

A PARCEL OF LAND LYING WITHIN THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SECTION 19, TOWNSHIP 3 SOUTH, RANGE 67

WEST OF THE SIXTH PRINCIPAL MERIDIAN, IN THE CITY AND COUNTY OF DENVER, STATE OF COLORADO,

MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE SOUTHWEST CORNER OF SAID NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SECTION 19, FROM WHENCE

THE WEST LINE OF SAID NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SECTION 19 BEARS NORTH 00°06'28" EAST, WITH ALL

BEARINGS HEREON BEING REFERENCED TO THIS LINE;

THENCE NORTH 08° 06' 49" EAST, A DISTANCE OF 622.76 FEET TO THE EASTERLY RIGHT-OF-WAY OF  COLORADO BOULEVARD ALSO BEING THE

NORTHWESTERLY CORNER OF THAT BOUNDARY DESCRIBED IN SPECIAL WARRANTY DEED AS RECORDED FEBRUARY 7, 2007 UNDER

RECEPTION NO. 2007021783 IN THE OFFICE OF THE CLERK AND RECORDER OF CITY AND COUNTY OF DENVER AND THE POINT OF BEGINNING;

THENCE ALONG SAID EASTERLY RIGHT-OF-WAY OF COLORADO BOULEVARD AND THE SOUTHERLY RIGHT-OF-WAY OF SMITH ROAD THE

FOLLOWING SIX (6) COURSES:

1) NORTH 00° 53' 01" WEST, A DISTANCE OF 313.27 FEET;

2) NORTH 11° 06' 59" EAST, A DISTANCE OF 85.00 FEET;

3) NORTH 38° 06' 59" EAST A DISTANCE OF 105.00 FEET;

4) NORTH 55° 38' 31" EAST, A DISTANCE OF 62.82 FEET;

5) NORTH 81° 37' 25" EAST, A DISTANCE OF 138.44 FEET;

6) NORTH 86° 08' 59" EAST, A DISTANCE OF 290.04 FEET TO THE WESTERLY BOUNDARY OF TRACT B, PARK HILL TOWN CENTER SUBDIVISION

FILING NO. 1, RECORDED JUNE 17, 2004 AT RECEPTION NO. 2004129062, IN SAID RECORDS;

THENCE ALONG SAID WESTERLY BOUNDARY, SOUTH 00° 06' 59" WEST, A DISTANCE OF 125.61 FEET TO THE WESTERLY RIGHT-OF-WAY OF

ALBION STREET, AS SHOWN ON THE ALBION STREET SUBDIVISION FILING NO. 1 PLAT, RECORDED SEPTEMBER 19, 2003 AT RECEPTION NO.

2003197552 IN SAID RECORDS AND THE BEGINNING OF A NON-TANGENT CURVE CONCAVE EASTERLY HAVING A RADIUS OF 197.00 FEET, THE

RADIUS POINT OF SAID CURVE BEARS SOUTH 56° 46' 02" EAST;

THENCE ALONG SAID WESTERLY RIGHT-OF-WAY THE FOLLOWING TWO (2) COURSES:

1) SOUTHERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 33° 06' 59" AN ARC LENGTH OF 113.86 FEET;

2) TANGENT TO SAID CURVE, SOUTH 00° 06' 59" WEST, A DISTANCE OF 384.88 FEET;

THENCE DEPARTING SAID WESTERLY RIGHT-OF-WAY, NORTH 90° 00' 00" WEST, A DISTANCE OF 8.19 FEET TO THE BEGINNING OF A TANGENT

CURVE CONCAVE NORTHEASTERLY HAVING A RADIUS OF 2.00 FEET;

THENCE NORTHWESTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 90° 00' 00", AN ARC LENGTH OF 3.14 FEET;

THENCE NORTH 00° 00' 00" EAST, A DISTANCE OF 15.50 FEET;

THENCE NORTH 90° 00' 00" WEST, A DISTANCE OF 95.50 FEET;

THENCE SOUTH 00° 00' 00" WEST, A DISTANCE OF 15.50 FEET TO THE BEGINNING OF A TANGENT CURVE CONCAVE NORTHWESTERLY HAVING A

RADIUS OF 2.00 FEET;

THENCE SOUTHWESTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 90° 00' 00", AN ARC LENGTH OF 3.14 FEET;

THENCE TANGENT TO SAID CURVE SOUTH 90° 00' 00" WEST, A DISTANCE OF 70.98 FEET TO THE BEGINNING OF A TANGENT CURVE CONCAVE

NORTHEASTERLY HAVING A RADIUS OF 2.00 FEET;

THENCE NORTHWESTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 90° 00' 00", AN ARC LENGTH OF 3.14 FEET;

THENCE TANGENT TO SAID CURVE, NORTH 00° 00' 00" EAST, A DISTANCE OF 15.50 FEET;

THENCE NORTH 90° 00' 00" WEST, A DISTANCE OF OF 78.00 FEET;

THENCE SOUTH 00° 00' 00" WEST,  A DISTANCE OF 15.50 FEET TO THE BEGINNING OF A TANGENT CURVE CONCAVE NORTHWESTERLY HAVING A

RADIUS OF 2.00 FEET;

THENCE SOUTHWESTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 90° 00' 00", AN ARC LENGTH OF 3.14 FEET;

THENCE TANGENT TO SAID CURVE, NORTH 90° 00' 00" WEST, A DISTANCE OF 4.05 FEET TO THE BEGINNING OF A NON-TANGENT CURVE

CONCAVE NORTHEASTERLY HAVING A RADIUS OF 24.00 FEET, THE RADIUS POINT OF SAID CURVE BEARS NORTH 00° 48' 25" EAST;

THENCE NORTHWESTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 47° 39' 56", AN ARC LENGTH OF 19.97 FEET TO THE BEGINNING

OF A REVERSE CURVE CONCAVE SOUTHWESTERLY HAVING A RADIUS OF 81.59 FEET;

THENCE NORTHWESTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 17° 55' 21", AN ARC LENGTH OF 25.52 FEET TO A POINT ON THE

EASTERLY BOUNDARY OF THAT SPECIAL WARRANTY DEED AS RECORDED FEBRUARY 7, 2007 UNDER RECEPTION NO. 2007021783, IN SAID

RECORDS;

THENCE ALONG SAID EASTERLY BOUNDARY AND THE NORTHERLY BOUNDARY OF SAID SPECIAL WARRANTY DEED THE FOLLOWING TWO (2)

COURSES:

1) NORTH 00° 06' 59" EAST, A DISTANCE OF 39.00 FEET TO THE NORTHEASTERLY CORNER OF SAID DEED BOUNDARY;

2) NORTH 89° 52' 53" WEST, A DISTANCE OF 219.44 FEET TO THE POINT OF BEGINNING.

EXCEPTING THOSE PARCELS CONVEYED TO REGIONAL TRANSPORTATION DISTRICT IN SPECIAL WARRANTY DEED DECEMBER 2, 2013 UNDER

RECEPTION NO. 2013172674.
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ArtWay North  
LDR Community Information Meeting Summary  

Meeting Date / Time: August 19th, 2021 5:30 PM – 6:30 PM 

Meeting Location: Virtual / Zoom Webinar   

 

This report documents the findings and outcomes of the ArtWay North LDR Community 

Information Meeting. Information presented includes the presenters, a meeting summary, and 

feedback received during the meeting.  A recording of the Zoom meeting may be found at:  

 

https://us02web.zoom.us/rec/share/uAO4RSyU8ey7XZInJBD_njyDckLyjQ7lo1sObxUgrhYnleB7tXHRDYal

7KYDFnbD.Feo-jct2fp75oEit Passcode: Zk0TD*f5 

 

* A .pdf of the meeting presentation can be found in Appendix A.  

 

Presenters:  

Erin Clark, Esq.  

Urban Land Conservancy  

Vice President of Master Site Development  

 

Jay Garcia AICP, LEED AP 

Thrive Home Builders 

Acquisitions, Planning, and Urban Design  

 

Dierdre Oss, AICP 

City of Denver  

Senor Development Project Administrator  

 

Will Wagenlander  

David Evans and Associates  

Project Manager 

City Planner | Urban Designer  

Meeting Summary:  

• The meeting started with presenter introductions and presentation of the agenda. 

  

• Next, a high-level overview of the area presented an explanation of area transit elements, 

on-going tangential processes and plans, and issues residents are confronting in North 

East Denver. 

 

• The Urban Land Conservancy (ULC) presented the organization’s foundational core 

values and guiding principles, an overview of existing and in-process projects, past 

community engagement conducted for the ArtWay North project, and corresponding 

input received from the community.      

 

• Following this portion, a small community input / needs exercise was conducted using 

the Mentimeter platform. Presenters asked respondents to visit the interactive 

presentation website and 
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ArtWay North 

Community Information Meeting Report  

enter answers to questions and freeform perspectives.  The results of this process were 

then graphically represented in real-time. Below are the questions and corresponding 

responses received during the exercise.  

 

This word cloud was used to gauge where participants live. Larger fonts represent more responses 

for the given location.  
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This word cloud was used to gauge what the larger community needs, larger fonts represent more 

responses for the given need.  

 

 

This word cloud was used to gauge issues the larger community is confronting, larger fonts 

represent more responses for the given issue.  
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This bar chart was used to measure and prioritize what needs are most important to respondents.  

 

 

This bar chart was used to gauge specific housing needs in the community.  
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• Following this interactive section, the City of Denver presented the LDR process to 

participants. 

 

• After presentation of the LDR process, ULC and Thrive presented details related to the 

proposed development including affordable housing elements, community serving land 

uses, townhome renderings and types, multimodal connections, possible open space 

uses, access points, and possible future building typologies.   

 

• Following ULC and Thrive’s presentation of future development concepts, the City of 

Denver presented findings of the preliminary LDR scope including foundational plans 

and processes, zoning, equitability analysis findings, and next steps.  

 

• After the presentation of preliminary LDR findings, open discussion was conducted with 

participants. At the beginning of the presentation participants were asked to enter 

questions / perspectives into Zoom’s chat function. These questions were then used to 

guide discussion.  These questions, corresponding answers, and other perspectives heard 

during discussion are outlined below.  

 

What’s the difference between affordable housing and market rate housing? 

Affordable housing is for lower income levels and is typically subsidized, is usually rental 

housing and tied to 60% AMI.  Attainable market rate housing is not subsidized,  but is 

less expensive than what you would see at the top of the market.  

Where are the other priorities we just listed (referencing the Menitmeter activity 

and why open-form word cloud responses were not included in the rankings of 

importance in following questions)? 

These were predetermined answers as part of the development of the presentation, there 

is no way to add new issues identified here to the predetermined questions.  However, we 

will consider both the predetermined answers and open-form feedback equally.   

Does “apartment units” mean condo, townhome, single family? Or truly 

“apartments”? 

This is more of a focus on the number of bedrooms and if it’s for sale or for rent. Could be 

apartment or townhomes. Trying to get an idea of the number of bedrooms needed in 

new units.  

What fresh food? It’s all housing 

What we talked through today is what we know. The biggest use of this site will be 

residential.  However, ground floor community serving uses could be incorporated.   
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Additional community responses to this question:  

• Park Hill Supermarket at 40th and Jackson across from the train station. 

• That already exists. They’re not adding fresh food. 

• The plan doesn’t create spaces for job or for fresh food, just housing  

What is the timeline for development?  

The LDR process will determine the calendar and corresponding entitlement processes 

that will need to happen. Many of these processes include public processes. We will hold 

additional community meetings to engage the community as the project progresses. 

Thrive will be moving first.  

Is this all public information? 

Yes, please go to the web address and/or contact us for a recording of the presentation  

What zoning are you suggesting it be zoned too instead? 

CMX-8 has been considered as a future zoning category for the site 

Does B-3 Allow for 8 Stories? 

B-3 is related to Floor Area Ratio (FAR), not stories. However, we could get to the 8-story 

height based on different site design elements within B-3. CMX-8 allows for 8 stories, 

however with affordable housing its typically 5 stories and is usually determined by 

construction costs.  

Has Thrive Started the SDP Process 

No, they have not. The SDP process is tied to other processes and will be determined in 

following LDR steps.  

Excited to see Townhomes developed, that said the L shape road shown, the hope 

is that when other buildings go in, that the ingress and egress be intentional and 

help address existing issues with the road. Lots of truck and vehicular traffic. Hope 

you know that circulation is a key issue for the existing community. Removal of 

Smith Road under Colorado Boulevard has impacted Albion Street greatly.  

We will be required to work with the community and the City to understand what those 

public infrastructure pieces are. This process is a key component of the LDR process.  This 

is typically addressed in the Infrastructure Master Plan (IMP), which will identify issues and 

suggested solutions. As part of the IMP, a mobility study will be required and is an 

important tool in addressing these issues and problems.  

Will it be a 4 way stop or a traffic light where 41st connect to PH Village? 

Unknown at this time.  
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Will there still be street parking which obstructs visibility currently? 

Unknow at this time. 

 

Additional statements and perspectives received during Q and A:  

• I really hope (trust) the city is going to take a VERY hard look at the 

ingress/egress onto Albion / 40th. This stretch of road is already a traffic and 

visibility nightmare. Whatever goes on this acreage cannot and should not add 

to it, but work to mitigate it instead (others in the chat echoed this option)  

 

• Looking at that ingress/egress on the prior slide that’s located closer to the 

Smith/Albion curve, that is concerning. Has the city done a speeding study? That 

is a blind curve with a hill. Recipe for accident and injury. City folks — please 

hear this. 

 

• …looks nice on the townhomes. 

 

• This does look like it will only compound traffic here. 

 

• Nice to see you too as always. 

 

• Please…just my opinion. Don’t go to 8 stories. PLEASE PLEASE I beg you . 

 

• Oh no, those tall buildings are going to obliterate our view and make it feel like 

we’re downtown when we moved here to avoid that. 

 

• Save the 8 stories for the other side of Colorado Blvd closer to the transit area 

on the land being gobbled up there over the last 2 years. 

 

• What about the investments all the people already living in Park Hill have made 

here? This building will reduce our property values, not to mention inflict years 

of construction. 

 

• Based on a document I discovered long ago the Albion corridor is a “no truck 

route." 

 

• No need to build a grocery store on 6 acres. 
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• I bet I can still find it. Smith road was a truck route when it went under Colorado. 

But once you went around the curve to turn to Albion, it became no trucks. 

 

• I'm happy to see the calming there. 

 

• Housing is the #1 need. 

 

• We’ve got to run. Thanks for the presentation and answering questions. We’re 

very concerned with Park Hill being miserable during construction and losing the 

equity the community has already put in. 

 

• “Huge” doesn’t describe it. 

 

• Hello Erin-Thanks for the invite and presentation. Looking forward to the next 

meeting. Gotta jump off. 

 

• I know it’s a little early. It’s just 8 stories is gonna be a hard sell to your 

neighbors. 

 

• THANKS! 

 

• It was a pleasure to speak with you all tonight. 

 

• Thank you. 

 

• EXCITED to see the townhomes!!!!! 
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VI. Equity Analysis 
 
Overview  

 
What is Equity? 
• Equity is when everyone, regardless of who they are or where they come from, has the opportunity to thrive. 
• Where there is equity, a person’s identity does not determine their outcome. 
• As a city, we advance equity by serving individuals, families, and communities in a manner that reduces or 

eliminates persistent institutional biases and barriers based on race, ability, gender identity and sexual 
orientation, age and other factors. 

 
How do we measure Equity? 
Equity is measured using three concepts: Access to Opportunity; Vulnerability to Displacement; and Housing and 
Jobs Diversity. Each equity concept is measured using multiple metrics for example Access to Opportunity score 
measures Social Determination to Health, Built Environment, Access to Healthcare, Child Obesity, Life Expectancy, 
Access to Transit, and Access to Centers and Corridors.   

 
How to read equity Scores? 
Each equity concept is given a scoring metric from most equitable to least equitable. Below is an interpretation of 
the scoring metrics:  
 

      Access to Opportunity - measures Social Determination to Health, Built Environment, Access to Healthcare, Child  
 Obesity, Life Expectancy, Access to Transit, and Access to Centers and Corridors 
 

> 3.16 – 4.05 > 2.77 – 3.16 > 2.44 – 2.77 > 2 – 2.44 0.1 – 2 
Most Equitable    Least Equitable 

 
 

      Vulnerability to Displacement – measures Educational Attainment, Rental Occupancy, Median Household Income  
0 1 2 3 

Not Vulnerable   Most Vulnerable 
 
 

      Housing Diversity – measures Missing Middle Housing, Diversity of Bedroom Count Per Unit, Owners to Renters,    
         Housing Costs, Income Restricted Units 

0 1 2 3 4 5 
Least Diverse     Most Diverse 

 
 

      Job Diversity – measures Retail, Innovation, and Manufacturing    

The job mix is 
dissimilar to the 
city’s overall job 

mix, because there 
is more emphasis 

on Retail. 

Less than 100 jobs. 
Data Values below 
are not applicable. 

The job mix is 
dissimilar to the 
city’s overall job 

mix, because 
there is more 
emphasis on 
Innovation. 

The job mix is 
similar to the city’s 

overall job mix. 

The job mix is 
dissimilar to the 
city’s overall job 

mix, because there 
is more emphasis on 

Manufacturing. 

The job mix is 
dissimilar to the 
city’s overall job 

mix, because there 
is more emphasis 

on Retail and 
Manufacturing. 

      
 

Why we measure equity? 
Identifying issues of inequity in a specific area provides an understanding of existing challenges, which guides the 
City, applicant, and staff to provide opportunities through new development that ease inequity concerns in the 
area. By specifically addressing the low scoring metrics we improve the overall equity within the community and 
throughout the City at large. The following analysis provides a breakdown of equity specific to this site and 
highlights the low scoring metrics. Staff has provided potential considerations for improving the identified 



inequities. Please note that these are suggested examples and applicant is expected to provide a broader set of 
solutions through the Equity Menu provided in the Appendix.  
 

 
Site Equity Analysis 
The Equity Analysis below is an outline of initial recommendations for Applicant to consider committing to, at the time of 
development review, to show consistency with the Elyria & Swansea Neighborhoods Plan and Blueprint Denver’s equity 
concepts. This list is not meant to be exclusive or exhaustive, and coordination of agreed upon equity improvements will be 
an iterative process between the applicant team and the City. Staff has taken the careful time to identify Equity concerns, 
understanding that the unique context and set of circumstances impacting equity outcomes implementation may vary 
across different sites and development projects. 

 
Site Equity Scores Summary 

Access to Opportunity – Average Score of 2.5 
 Social 

Determination 
to Health 

Built 
Environment 

Access to 
Healthcare 

Child 
Obesity 

Life 
Expectancy 

Access to 
Transit 

Access to 
Centers and 

Corridors 
Score 2.50 2.0 2 2 2 1 3.67 

 Less Equitable Less  
Equitable 

Less 
 Equitable 

Less 
Equitable 

Less Equitable Has Access 
to Transit 

50-74% of the 
area is covered by 
a walk, bike, and 

driveshed to a 
center or corridor 

 
Vulnerability to Displacement – Total Vulnerability Score 3 out of 3 
 Educational Attainment Rental Occupancy Median Household Income 

Score 1 1 1 
 Vulnerable Vulnerable Vulnerable 

 
 

Housing Diversity – Total Housing Diversity Score 4 out of 5   
 Missing 

Middle 
Housing 

Diversity of 
Bedroom 

Count Per Unit 
Owners to 

Renters 
Housing 

Costs 

Income 
Restricted 

Units 
Score 1 1 0 0 1 

 Diverse Diverse Overweighted 
toward Renters 

Expensive Diverse 

 
 

Job Diversity – similar to the City’s overall Job Mix but lacking in retail options  
 Retail Innovation Manufacturing 

Score 17.43% 21.69% 60.89% 
 City Wide Average 53.5% City Wide Average 35.7% City Wide Average 10.7% 

 
 

ACCESS TO OPPORTUNITY - Creating more equitable access to quality-of-life amenities, health, and education.  
In terms of Access to Opportunity this area’s average Score is 2.72, with low scores in Built Environment, Access to Health 
Services, and Child Obesity. These specific metrics are defined below along with considerations that align with the goals of 
the Elyria & Swansea Neighborhoods Plan and Blueprint Denver. Applicant is expected to consider additional proposals 
that are identified in Equity Menu of Strategies included in the Appendix. 

Metric Score Description Consideration for Improvement 
Social 

Determination 
to Health 

2.50 
 

Less 
Equitable 

Percentage of families that 
are below the federal 
poverty line. Measured by 
a) 30.53% of high school 

 



graduates or the equivalent 
for those 25 years of age or 
older and b) 22.81% of 
families below 100% of the 
Federal Poverty Line. 

Built 
Environment 

2.0 
 

Less 
Equitable 

Access to services such as 
parks, transit infrastructure 
and more. Measured by a) 
47.47% of residents within 
¼-mile walk to a full service 
grocery store and b) 8.63% 
of living units within ¼-mile 
walk to a park or open 
space.  

• Dedicate open space for recreational activities within the 
development.  
 

Access to 
Healthcare 

2 
 

Less 
Equitable 

Access to Health Services - 
such as clinics, prenatal 
services, and more. 
 
22.51% of women receive 
no prenatal care during the 
first trimester of pregnancy 
in this area 

• Applicant to identify mapping of areas relevant facilities 
 

This metric is not expected to be directly impacted by an 
applicant driven rezoning but may be indirectly improved 
via other metrics 

Child Obesity 2 
Less 

Equitable 

Child Obesity measure % of 
children in the area that 
are overweight/obese. 
 
18.56% of children and 
youth are obese 

• Dedicate open space for recreational activities within the 
development.  

 

Life 
Expectancy 

2 
Less 

Equitable 

Life expectancy (in years):  
76.40 

This metric is not expected to be directly impacted by 
applicant but may be indirectly improved via other 
metrics. 

 
 

Access to 
Transit 

1 
 

Has Access to Transit. Site 
was completely inside of a 
transit buffer ½ mile from 
high capacity transit or ¼ 
mile from frequent transit 

• Applicant commits to promoting use and access to public 
transit 

Access to 
Centers and 

Corridors 

3.67 
 

Average Score: 3.67 Total 
Evaluation: 50-74% of the 
area is covered by a walk, 
bike, and driveshed to a 
center or corridor. 

• Applicant to identify mapping of areas relevant 
community centers and the services provided within 

 

 
 

REDUCING VULNERABILITY TO DISPLACEMENT – Stabilizing residents and businesses who are vulnerable to involuntary 
displacement due to increasing property values and rents. 
In terms of Vulnerability to Involuntarily Displacement this area’s average Score is 3 out of 3, with additional improvement 
needed to all three metrics, including Educational Attainment, Median Household Income, and Rental Occupancy. These 
specific metrics are defined below along with considerations that align with the goals of Elyria & Swansea Neighborhoods 
Plan and Blueprint Denver. Applicant is expected to consider additional proposals that are identified in Equity Menu of 
Strategies included in the Appendix. 

Metric Score Description Consideration for Improvement 
Educational 
Attainment 

1 
Vulnerable 

Percent of 25 year olds and 
older without a college 
degree: 71.21%  
Citywide Average:  52.1% 
 

• Applicant to provide list of local resources for educational 
assistance 



Lack of opportunities for 
higher education can leave 
residents unable to make 
more money and get jobs 
to offset increased costs 

Rental 
Occupancy 

1 
Vulnerable 

Percent of Renter 
Occupied: 68.50%  
Citywide Average:  50.37% 

• Applicant commits to a healthy mix of rental and 
ownership housing opportunities 

Median 
Household 

Income 

1 
Vulnerable 

Median Household income: 
$37,294 
Denver's Median 
household income: 
$63,793 

• Applicant commits to affordable housing on-site and to 
market affordable units to the surrounding community. 

 
 
 

EXPANDING HOUSING DIVERSITY - providing a better and more inclusive range of housing in all neighborhoods. 
In terms of Housing Diversity this area’s average Score is 3 out of 5, with additional improvement needed to Housing Costs 
and Owners to Renters. These specific metrics are defined below along with considerations that align with the goals of the 
Elyria & Swansea Neighborhoods Plan and Blueprint Denver. Applicant is expected to consider additional proposals that 
are identified in Equity Menu of Strategies included in the Appendix. 

Metric Score Description Consideration for Improvement 
Missing 
Middle 

Housing 

1  
 

Diverse 

Percent Housing with 2-19 units: 29.67%     
Citywide:19% 
If an area had over 20% middle density 
housing units, it was considered “diverse”, if 
it was less than 20% middle density it was 
considered “not diverse.”  

• Applicant provides a diverse mix of 
residential types: multi-unit, duplex and 
single unit 

• Applicant provides certain percentage of 
missing middle housing types. 

Diversity of 
Bedroom 

Count Per 
Unit 

1  
 

Diverse 

Ratio: 2.48 
Mix Type: Mixed 
 
Measured by comparing the number of 
housing units with 0-2 bedrooms to the 
number of units with 3 or more bedrooms. 

• Applicant provides a strong mix of 
bedroom sizes 

• Applicant commits to providing a certain 
percentage of 3 + bedroom units. 

Owners to 
Renters 

0  
 

Not 
Diverse 

Owners: 31.50% 
Renters: 68.50% 
Denver Owners:  49.63% 
Denver Renters: 50.37%   

• Applicant provides a strong mixture of 
ownership vs rental properties 

Housing 
Costs 

0  
Not 

Diverse 

Mix Type: High 
 
The ratio of housing units affordable to 
households earning up to 80% if the city’s 
median income to housing units affordable 
to households earning over 120% of the 
city’s median income in each census tract. 

• Applicant commits to income restricted 
units that are in the “missing middle” 
range (e.g. 100% AMI)  

•  

Income 
Restricted 

Units 

1 
 Diverse 

Citywide Average Income Restricted 
Units: 163.31 

• Applicant commits to a percentage of 
Income Restricted Units 

 
 
 

EXPANDING JOB DIVERSITY - providing a better and more inclusive range of employment options in all neighborhoods. 
In terms of Job Diversity, this area is dissimilar to the City’s overall Job Mix, because there is an emphasis on 
Manufacturing, with additional improvements needed to improving retail options in the area. These specific metrics are 
defined below along with considerations that align with the goals of the Elyria & Swansea Neighborhoods Plan and 
Blueprint Denver. Applicant is expected to consider additional proposals that are identified in Equity Menu of Strategies 
included in the Appendix. 

Metric Score Description Consideration for Improvement 



Total Jobs 5,962  
Jobs 

Total Jobs per Acre: 5.94 • Applicant commits to providing a range of retail 
choices that fills the gap of community-wide 
services 
 Through due diligence applicant identifies 

existing gaps in retail services within a 1-2 
mile radius 

Retail 1,039 Jobs 
 

17.43%. 

This is less than the citywide Retail 
average of 53.5%  
 
Retail Jobs per Acre: 1.04 

• Commit to provide on-site retail spaces that 
create retail related jobs, to help balance the mix 
of retail jobs in the area 

 
Innovation 1,293 Jobs  

 
21.69%. 

This is lower than the citywide 
Innovation average of 35.7%  
 
Innovation Jobs per Acre: 1.29 

 

Manufacturing 3,630 Jobs  
 

60.89%. 

This is greater than the citywide 
Manufacturing average of 10.7% 
 
Manufacturing Jobs per Acre:  3.62 

 

 
 
Next Steps 
Blueprint Denver establishes a framework for equitable planning across Denver. By incorporating equity into planning, 
developments can achieve Blueprint Denver’s vision of creating dynamic, inclusive, and complete neighborhoods.  

 
Actions 

1. In response to the equity analysis provided by staff above, applicant will need to address the identified 
equity gaps. 

2. Applicant to provide an assessment of access to general services within 1-2-mile radius of the site 
including access to: 
a. Health services such as clinics, prenatal services, and more. 
b. Healthy and fresh food options – grocery stores, local markets, farmer’s markets. 
c. Public transit, educational, park and trails, daycare facilities, schools, library, recreation center, and 

employment access. 
 

Elyria & Swansea Neighborhood Plan Policies relevant to recommendations for 40th & Colorado: 
A.7 CREATE COMMUNITY GATHERING SPACES. Create unique places with diverse uses, activities, services and 
gathering spaces that help to draw people together and create desirable destinations in the community. These 
opportunities include locations near the rail stations, the proposed I-70 covers, and the future National Western 
Center. 
 
B.3 INCREASE HOUSING CHOICES. Encourage investment in new housing to expand the total number of residences 
and to provide for a diversity of housing types to bring more people of all ages and income levels into the 
neighborhood (see Future Land Use descriptions under Recommendation B.1, and Character Areas (including 
Residential, the 40th and Colorado Station Area, the National Western Center and Station Area, and the 38th and 
Blake Station Area). 
 
B.6 BUILD TRANSIT ORIENTED DEVELOPMENT (TOD). Encourage investment in higher density housing, services, and 
employment opportunities near rail stations to provide for a diverse population with safe and convenient 
pedestrian access to rail transit. 
 
B.11 IMPROVE PEDESTRIAN CHARACTER WITH ENHANCED STREETSCAPES. Streets are public spaces for people as 
well as arteries for the mobility system. Well designed streets act as a catalyst for neighborhood transformations 
and can generate higher revenue for businesses and higher value for homeowners. Well designed streets are 
memorable, civic places by which we orient ourselves that create a sense of community and neighborhood. Well 



designed streets are safe, comfortable, have beginnings and endings, and include reference points and places 
where people can walk in leisure. Enhanced streetscapes, part of s well designed street, are an important 
consideration beyond a building’s aesthetic for improving neighborhood quality and encouraging positive use and 
activity along a street. 
 
B.12 ENCOURAGE DEVELOPMENT OF KEY OPPORTUNITY SITES. The land use and urban design strategies in this Plan 
are intended to create places that attract residents, employees, and visitors to Areas of Change, especially around 
future rail transit stations. A wide array of development opportunities exist including small residential infill, 
repurposing outdated buildings, and redevelopment of underdeveloped parcels. The Key Development Opportunity 
Sites Map highlights a number of redevelopment opportunities throughout the neighborhoods including: Transit 
Oriented Development opportunities: 1. Denver Public Schools site directly across the street from the National 
Western Center Station and sites in closest proximity to the NWC station 2. The Market Lead in the 40th and 
Colorado Station Area and sites near 40th Ave. and Colorado Blvd. 3. The Urban Land Conservancy Site 
 
B.23 INCREASE ACCESS TO HOUSING. Work with property owners near transit stations to explore development 
options, and to identify funding sources to support income restricted residential development and, if necessary, 
environmental assessment and remediation. 
 
E22. ENCOURAGE INFILL DEVELOPMENT AND REDEVELOPMENT. Encourage transit oriented development, including 
industrial mixed use development, and workforce and mixed income housing near the station for the following 
public and private benefits: ▪ New commercial space for new or expanding businesses, jobs, retail and services ▪ 
Increased use of transit ▪ Increased property values and property tax revenues ▪ New streets, stormwater drainage 
and utility upgrades, resulting in better circulation, access to the rail station and over-all marketability of the area. ▪ 
Potential workforce and mixed income housing near the station, increasing area residential population and demand 
for local amenities and services. 
 
E26. EXPLORE OPPORTUNITIES TO PROVIDE NEW RECREATIONAL OPEN SPACE NEAR THE 40TH AND COLORADO 
STATION AREA. Work with the development team selected by the Urban Land Conservancy to design and build a 
successful recreational space that could be accessible to the public as part of the 7 acre transit oriented 
development area between Colorado Blvd. and Albion St. 
 
E.27 ENHANCE PEDESTRIAN CIRCULATION AND SAFETY. ■ Prioritize funding and implementation of improved 
sidewalks along 40th Ave. for possible completion by the opening date of the East Corridor commuter rail (see 
Strategy C.21). ■ Work with CDOT, Park Hill Golf Course and Denver Parks and Recreation / Forestry to design and 
implement a sidewalk on the east side of Colorado Blvd., from 35th Ave. to 40th Ave. 
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Attachment 2 – Equity Strategies 

Metrics Potential Strategies by applicant to improve access to opportunity 
Social Determinants of Health 
Measured by a) % of high school graduates or the equivalent 
for those 25 years of age or older and b) percent of families 
below 100% of the Federal Poverty Line 

• Commit to incorporate affordable childcare uses into future on-site
development

• Commit to provide on-site income-restricted units, especially for 50%
AMI and below

• Commit to provide family services on-site through a provider such as
Family Tree or partnership with local organization that promotes early
parent-child learning and educational resources

Built Environment – Access to fresh food 
Measured by % of residents within ¼-mile walk to a full-
service grocery store  

• Commit to provide fresh food uses on-site such as: community garden,
local market, produce boxes, or full-service grocery

Built Environment – Access to open space 
Measured by % of living units within ¼-mile walk to a park or 
open space 

• Commit to provide publicly accessible open space above and beyond
the 10% requirement for sites 5+ acres (higher quantity)

• Commit to provide publicly accessible open space for sites less than 5
acres in size

• Commit to provide publicly accessible open space features or
amenities in response to community desires or service gaps such as
playgrounds or recreational areas

• Contribute funds or land to an off-site park or trail connection close to
the site to increase access, acreage and/or quality of the local parks
and recreation system

• Commit to public dedication of open space for a neighborhood,
community or regional park per DPR standards

Access to Health Care – 
Measured by % of pregnancies without first trimester 
prenatal care 

• Request applicant conduct a healthcare site gap/market analysis to
determine whether future partnership with regional care facility,
satellite offices, or urgent care facilities might be appropriate

= Strategies Applicant Commits to Fulfilling
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Morbidity 
Measured by % of children that are overweight/obese 
 

• Commit to install and provide water/management for community 
garden 

• Commit to provide additional publicly accessible open space and/or 
open space features friendly to children such as playgrounds 

• Partner with recreational providers to provide additional access to on-
site open space for surrounding schools, etc. 

• Ensure future development review steps (framework, SDP, etc) 
contain walkability analysis and that site itself contains pedestrian-
oriented site design to encourage physical movement 

• Include bike connection analysis to city bikeways and/or trails 
Mortality – measured by average life expectancy  
Access to transit – measured by units within a ½ mile from 
high capacity transit or ¼ mile from frequent transit network 

• Commit to provide subsidized Eco passes 
• Commit to provide a circulator or shuttle to connect 

employees/residents to transit  
• Commit to contribute money to a TMA in the area 
• Require walkability analysis to identify additional pedestrian 

opportunities including sidewalk completion where gaps exist, safe 
crossings at intersections to promote pedestrian and bike connections 

• Commit to an off-site improvement that addresses pedestrian or 
bicycle connectivity, such as sidewalk improvements, bicycle facilities, 
etc.  

• Commit to provide on-site employees with a parking ‘cash out’ 
program.  

• Commit to provide bicyclist support amenities, such as secured and 
enclosed bicycle parking areas, repair kits, maintenance areas. 

• Commit to provide free shared bicycle, e-bike, or micromobility share 
on-site  

Access to center and corridors – measured by access 
through walkshed (1/2 mile), bikeshed (2 miles) or driveshed 
(5 miles) to each local center, local corridor, community 
corridor or regional center on the Blueprint Denver future 
places map 

• Commit to provide a circulator or shuttle to better connect 
employees/residents to existing nearby centers/corridors 

• Commit to provide off-site sidewalk improvements or bicycle 
connections to improve connection to existing nearby 
centers/corridors 
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• Commit to mixed-use development on-site with a focus on 
commercial, retail and community uses that are needed in the area  

 

 
 

Metrics   Potential Strategies by applicant to mitigate impacts of the proposed 
rezoning 

For areas scoring vulnerable to displacement (2 or 3)  • Commit to provide on-site income-restricted units  
• Commit to provide on-site income-restricted units for the most 

vulnerable populations (below 30% AMI, veterans, disabled, etc.) with 
associated services providers (Family Tree or similar) 

• Commit to provide on-site income-restricted units with a preference 
for those units to people who already live or recently lived in the 
neighborhood 

• Commit to dedicate land to the city for affordable housing 
construction 

Area’s % of residents with less than a bachelor’s degree is 
higher than Denver’s average of 54% of residents with less 
than a bachelor’s degree 

• Commit to provide on-site job training or education for neighborhood 
residents 

• Commit to targeted outreach for on-site jobs 
Area’s % of renter-occupied units is higher than Denver’s 
average of 50% renter-occupied units  

• Commit to provide on-site, income-restricted ownership units and 
provide preference for those units to people who already live or 
recently in the neighborhood 

Area’s median household income is lower than Denver’s 
median household income 
 

• Commit to provide on-site job training or education for neighborhood 
residents 

• Commit to incorporating access to affordable childcare options on-site 
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Metrics   Potential strategies by applicant to improve housing diversity 
Missing middle housing  
Measured by % of housing in 2-19 unit range, compared to 
Denver  

• Commit to provide missing housing typologies on-site (2-19 unit 
formats), affordable to households between 80-120% AMI  

Diversity of unit size 
Measured by units with 0-2 bedrooms vs. 3+ bedrooms 

• Commit to provide units with 3 or more bedrooms on-site, especially 
for income-restricted units 

Owners compared to renters 
Measured by % of owners vs. renters, compared to Denver 

• Commit to provide income-restricted units that are ownership or 
rental depending on identified need 

Housing costs 
Measured by ratio of housing units affordable up to 80% 
AMI to units affordable to 120%+ AMI 

• Commit to provide income-restricted units on-site (AMI levels should 
be tailored to the identified need for that area) 

• Commit to alternative options to reduce housing costs, such as 
participation in a community land trust 

Income restricted units 
Compare the number of IRUs per census tract to the 
citywide average of 160.8 IRUs per tract 

• Commit to provide income-restricted units on-site which will fill in the 
AMI levels not being met in the census tract 
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Metrics   Potential strategies by applicant to improve housing diversity 
Total Jobs 
Measured by number of jobs per acre  

• Commit to provide on-site jobs, ideally with targeted outreach to 
specific communities 

Diversity of Job Type 
% of jobs of the following type compared to the citywide job 
mix: 

• Retail 
• Innovation 
• Manufacturing 

• Commit to provide on-site jobs of a certain type to help balance mix of 
jobs in the area 

• Commit to provide below-market commercial space for small 
businesses, nonprofits, incubator space, cultural uses, or community-
serving enterprises 

• Create pr contribute to a mentoring program at local high school  
• Fund a secondary education program (grants to online education or 

tech school for local residents and/or on-site employees) 
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