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Introduction 

The Purpose of Existing Conditions 
The following section is intended to provide a baseline understanding of the Near Southeast 
planning area. The following information will be used as the building blocks for recommendations 
guiding the planning process and ensuring that policies are grounded in the reality of the study area. 
Much of the following information was provided courtesy of the City of Denver Near Southeast Area 
Briefing Book, Blueprint Denver, and the Market Conditions and Opportunities Study performed by 
ArLand Land Use Economics and Root Policy Research. A further document will be added later in the 
Issues and Opportunities Report.  

 

What is the Neighborhood Planning Initiative? 

The Neighborhood Planning Initiative (NPI) is Denver’s strategy to cover 100% of the city with area 
plans. The NPI process allows residents of the planning areas the opportunity to shape the future of 
their community. By ensuring that the city has 100% coverage of area plans it puts all neighborhoods 
on equal footing on planning and development issues, providing all residents and elected officials 
with comparable information for each planning area. Near Southeast is one of nineteen total 
planning areas for the City. Kick-off for the Near Southeast Plan is early 2022.   

Introduction 
The Denver Near Southeast Area includes the neighborhoods of Goldsmith, Indian Creek, Virginia 
Village, Washington Virginia Vale, and the portion of University Hills north of Yale Avenue, commonly 
referred to as University Hills North. The plan boundaries are roughly Alameda Avenue on the north, 
Quebec Street and the Denver city limit on the east, Yale Avenue on the south, and Colorado 
Boulevard on the west. 

The post-war neighborhoods that comprise the Near Southeast Area have long provided housing for 
families and relatively affordable and diverse housing opportunities. Businesses along the corridors 
in the Near Southeast neighborhoods provide the surrounding neighborhoods with needed goods 
and services. These neighborhoods are also unique for their access to employment and quality 
educational environments. The planning area contains 6% of Denver’s jobs and is adjacent to the 
City of Glendale, which houses many large retailers and the Colorado Department of Public Health 
and the Environment. Arapahoe County is also adjacent to the study area. Residents work in both 
high- and low-wage industries and most have short commutes; the majority commute less than 10 
miles to jobs downtown, the Anschutz Medical Center, Glendale, and the Cherry Creek area.  

Near Southeast has a variety of land uses, including residential, industrial, and commercial space. 
Housing types in the residential areas include ranch-style single-family homes, condominiums, and 
townhomes. Near Southeast also contains mixed-use development and open space for public parks 
and recreation. The Cherry Creek Greenway and the Highline Canal bisect the planning area and 
serve as key multimodal transportation connectors and recreation areas for Near Southeast. Other 
parks are dispersed among Near Southeast, including Garland Park, Cook Park, which has a 
recreation center, Ash Grove Park, and City of Chennai Park. 



Draft Text Review  
 
 

  6 
 

Several planned future high-speed transit corridors, including Leetsdale Drive and Colorado 
Boulevard, Evans Avenue, Quebec Street, and Monaco Parkway, provide connectivity and 
opportunities for adding a mix of uses. As identified in the Near Northwest project, the Federal 
Boulevard and Speer Boulevard corridors are designated as future high-speed transit corridors. 
Future potential transit nodes along these corridors can help provide mixed-income, affordable 
housing as well as needed services near residents. Evans Avenue is the primary industrial corridor in 
Near Southeast neighborhoods. It is an important corridor, and industrial uses are key to the city’s 
future competitiveness. 
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Figure 1. Plan Area 
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Existing Planning Initiatives 

Introduction 
Various materials reviewing context, existing conditions, and physical characteristics of the 
neighborhoods in Near Southeast, master plans with strategies and recommendations to improve 
land use, connectivity, and recreational destinations, as well as plans on how to strengthen our 
transportation system and community character in Near Southeast will all influence the planning, 
development, and comprehensive vision of the Near Southeast Area Plan. See a review of existing 
materials, citywide planning initiatives, and other pre-planning work below.  

Existing Materials Review 
 

Staff produced Briefing Book (Existing Conditions Data) 

The Near Southeast Briefing Book serves as a resource for the 
planning process for the neighborhoods of Goldsmith, Indian 
Creek, University Hills North, Virginia Village, and Washington 
Virginia Vale. The briefing book was developed to offer 
participants a clear and detailed context from which the 
planning discussion and decisions will emerge. Offering a 
collection of background information, existing conditions data, 
benchmark comparisons, and summaries of existing plans and 
studies, the briefing book may be read as a narrative 
document or used as a reference guide to be consulted with 
and built upon throughout the planning process. 

Staff produced Pattern Book 

The Character Analysis document describes the key physical 
design characteristics of Near Southeast. The findings 
presented in this document are intended to serve as an 

informative 
guide to the 
look and feel of the area. It looks at 
neighborhood-wide, site-specific, and 
architectural characteristics of development in 
Near Southeast. The document is intended to 
serve as a resource to residents and 
stakeholders as a vision is crafted for Near 
Southeast. 

 

 
Figure 3. Residential Typologies 

Figure 2. Neighborhood Planning Area 
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Staff Summary of Adopted Neighborhood/Area Plans 

The Colorado Boulevard Plan, which was adopted in 1991, covers 
the Colorado Boulevard corridor between 1st Avenue and Iliff 
Avenue. At the time of its creation, the primary concern was 
increasing traffic and congestion on the corridor. The plan includes 
recommendations aimed at easing congestion without displacing 
traffic, including widening intersections, encouraging alternative 
travel modes, limiting development intensity, and promoting a mix 
of uses. The plan also includes urban design recommendations to 
promote consistency along the corridor. 

 

 

 

The Lowry Reuse Plan, which was adopted in 1993, outlines 
strategies for redevelopment of the former Lowry Air Force Base 
after it closed. The plan lays out a vision for a new mixed-use 
community on the site that transitions well into surrounding existing 
neighborhoods.  The plan calls for high-quality urban design, multi-
modal transportation, economic vibrancy, and a variety of parks and 
open spaces. 

 
 

 

 

The Cherry Creek Greenway Master Plan, which was 
adopted in 2000, covers the land around Cherry Creek 
between the Cherry Creek Reservoir dam and University 
Boulevard. The plan describes recommended improvements 
to parks and open space, mobility, and urban design along 
the greenway. The plan also includes recommendations for 
better connecting surrounding neighborhoods to the 
greenway and improving the environmental quality of the 
creek corridor. 

 

Figure 4. Colorado Blvd Subareas (1991) 

Figure 5. Lowry Reuse Plan Map (1993) 

Figure 6. Cherry Creek Greenway Master Plan Area 
(2000) 
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The Colorado Station Area Framework Plan 
covers the area just south of the Colorado 
Station on the RTD Southeast Line, 
bounded by Colorado Blvd, Evans Ave, I-25, 
and Colorado Center Dr. The plan was 
adopted in 2003, before the completion of 
the Southeast Line, to provide guidance for 
development and mobility around the new 
station. Much of the plan is concerned with 
promoting ridership at the station, by 
ensuring an appropriate land use mix and 
density, mobility connections, parking, and 
transportation demand management. 

 

 

The Yale Station Area Study, which was 
completed in 2003, looks at the area 
immediately surrounding the Yale Station on 
the RTD Southeast Line and assesses 
potential development scenarios in 
anticipation of the opening of the station at 
the time.  The study describes guiding 
principles for future development to balance 
the opportunity of transit-oriented 
development with impacts on the surrounding 
neighborhood. 

 
 

 

 

 

 

 

 

 

 

 

 

Figure 7. Colorado Station Area Plan Area (2003) 

Figure 8. Yale Station Area Development Scenario (2003) 
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Staff Summary of Adjacent and Applicable Jurisdiction Plans 

The University Park Neighborhood Plan was 
created in 2008 following Blueprint Denver in 
2002 but before the adoption of the Denver 
Zoning Code in 2010. The plan establishes a 
vision for a stable single-family neighborhood 
with active edges along University and Colorado 
Boulevards and near the University and Colorado 
Stations. The plan calls for improved zoning and 
development patterns along Colorado Boulevard 
and a mixed-use urban neighborhood near 
Colorado Station. 

 

 

 

 

The Glendale Comprehensive Plan, which was adopted in 1996, 
lays out goals and policies for achieving Glendale’s vision of 
becoming an urban village. The plan calls for various types of mixed-
use development and improved mobility connections, including to 
and through Denver. The plan also calls for working with Denver on 
improvements to the Cherry Creek channel and providing 
community services including affordable housing. 

 

 

 

 

 

The Arapahoe County Four Square Mile Area Plan, 
which was adopted in 2005, covers the area just 
east of Indian Creek, between Parker Road and 
Yale Street. The plan calls for maintaining the 
existing character, ensuring compatible residential 
development, improving the quality of commercial 
development, and providing better mobility and 
public services. Key relevant recommendations 
include improving the useability of and access to 
the Cherry Creek and Highline Canal trails. 

 

Figure 10. Development Concept Map 
(1996) 

Figure 11. Four Square Mile Area Plan Map (2005) 

Figure 9. District Plan Map (2008) 
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The Arapahoe County 
Comprehensive Plan, which was 
adopted in 2018, provides guidance 
for growth and development in the 
unincorporated areas of Arapahoe 
County, including the enclaves 
within Near Southeast. The plan 
incorporates the Four Square Mile 
Area Plan, so it does not provide 
additional guidance for that area. 
The plan designates the enclaves as 
Urban Residential, which calls for 
predominantly single-unit 
development with some higher 
densities and community-serving 
uses mixed in, consistent with the existing 
development pattern. 

 
 
 

LIST OF EXISTING CITYWIDE PLANNING INITIATIVES: 
Comprehensive Plan 2040, which was adopted in 
2019, is the vision for Denver and its people. The 
vision, composed of six vision elements, is the 
backbone of this plan. The vision and goals 
provide a common language to connect the plans, 
policies, and programs of multiple city 
departments. The city will use the plan and its 
supplements to provide a framework and common 
goals for all city plans, guide policy decisions, 
inform changes to city regulations, inform the 
city’s resource and budgeting decisions, and 
evaluate and measure progress toward achieving 
citywide goals.  

 

Blueprint Denver, which was first adopted in 2002 and updated in 2019, is an adopted supplement 
to Comprehensive Plan 2040. The comprehensive plan’s six vision elements provide the basis for 
the goals, policies, and strategies found within Blueprint Denver. This plan guides where new jobs 
and homes should go, how our transportation system will improve, how to strengthen our 
neighborhoods, and where and how we invest in our communities with new infrastructure and 
amenities. Blueprint Denver is the framework for the city’s major land use and transportation 
decisions, establishing citywide policies and specific strategies to achieve the vision for an inclusive 
city in 2040. Blueprint Denver focuses on inclusive growth through complete neighborhoods and 
complete street networks, a measured common-sense approach to new growth, and land-use 

Figure 12. Urban Area Land Use Map (2018) 

Figure 13. The Comprehensive Plan Process 
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decisions through the lens of social equity. The plan includes tools, policy recommendations, and 
strategies to achieve the vision. Extensive community outreach was completed to ensure community 
input was included in the plan. 

 
 
 
 
 
 
 

 

Denver Moves: Pedestrians & Trails is a long-term, 
community-developed plan for achieving a vision for 
walking and trails in Denver. The plan was developed 
through the Denveright process and significant effort 
was made through Denver Moves: Pedestrians & 
Trails’ development to ensure a high degree of 
integration between the pedestrian, bicycle, trails, and 
transit networks. Denver Moves: Pedestrians & Trails 
identifies priorities for projects, policies, and programs 
so that elements of the community-developed vision 
can be achieved as quickly and efficiently as possible. 

Denver Moves: Transit is Denver’s local transit vision 
and guiding framework that identifies near- and long-term transit system investment and 
improvement strategies and actions to move more people more efficiently and safely as Denver 
continues to grow and develop as a city. Denver Moves: Transit was developed through technical 
analysis and community input and is used to guide investment decisions to meet Denver’s current 
and future mobility needs. The plan recommends transit capital improvements along corridors and at 
stops and stations, service frequency improvements, safe and accessible connections to transit, and 
transit-supportive programs and policies. 

Denver Moves: Making Bicycle and Multi-Use Connections expands 
the vision for the non-motorized transportation and recreation 
system in Denver, identifying the next phase of priorities for making 
bicycle and multi-use connections in the Mile High City. A joint effort 
by Denver Parks & Recreation and Public Works, Denver Moves 
focuses on integrating the existing off-street and on-street networks 
to create safe, comfortable corridors that link neighborhoods, parks, 
employment centers, business districts, transit hubs, and other 
destinations in all parts of Denver. 

Denver Moves: Bikes is the primary bicycle plan for the City and 
County of Denver. The plan establishes two goals: providing high 
ease of use bicycle facility within a quarter mile of every household 
and achieving a 15% bicycling and walking commute mode share by 

Figure 14. The Six Vision Elements of the Comprehensive Plan 

Figure 15. Cherry Creek Trail Design Diagram 

Figure 16. Denver Moves Bike Map 
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2030. The bicycle network map that was created as part of this plan is constantly being updated 
based on land-use changes, available right-of-way, and as bicycle facility design improves. The 
Denver Moves: Pedestrian and Trails Plan was updated in 2019 and provides a comprehensive 
understanding of pedestrian facilities within the city. The plan provides sidewalk standards for 
different roadway types from small residential streets to dense urban areas. 

Game Plan for a Healthy City is a park and recreation plan for Denver’s urban and mountain park 
systems that proclaims safe and easy access to parks and open space, a healthy lifestyle, and a 

healthy environment are all basic rights for every 
resident. Built from input from more than 6,000 
residents, stakeholders, and staff members, Game Plan 
provides both a vision and a strategic roadmap for the 
future of the city’s parks, facilities, and recreation 
programs, and 20,000 acres of park landscapes. The 
master plan will guide and inform the development of 
specific park improvement plans, new policies and 
regulations to protect and expand parks, and annual 
management actions and capital investments.  

 

OTHER PRE-PLANNING WORK: 
Discover Denver Neighborhood Historic Contexts 

Discover Denver is a citywide partnership between Historic Denver, Inc. and the City and County of 
Denver focused on identifying the buildings, histories and stories that help tell Denver’s story.  

Goldsmith 

The Goldsmith neighborhood is a traditional post-war suburb, annexed into the City of Denver in the 
1960s. It is dominated by mid-century ranch homes and has seen very little residential 
redevelopment over the last century. Several retirement homes and office spaces were constructed 
in the 1970s and evenly dispersed throughout the neighborhood, most of which remain today. Some 
strip-mall retail was built in the 1980s along the neighborhood’s edge, but much is now vacant, 
including a former K-Mart lot that has been repurposed for outdoor community pop-up events. 

The neighborhood has three key landmarks: the 1930 Robert Russell Eastern Star Masonic 
Retirement Home, 1960 Wellshire Post Office, and 1979 Oneida Tower. 

The neighborhood followed a typical post-war demographic shift, 
slowly transitioning from 99.995% white in 1970 to 27% Hispanic 
(including white and non-white), 13% Black, 4% Asian, 1% Native 
American today. The changing ethnic and racial demographic can 
be partially attributed to the increase in apartment construction.  

There are no parks located within the neighborhood boundary, but 
the area abuts James P. Bible Park on the south boundary.  

 

Indian Creek 

Figure 17. Health Challenges Facing Denver Residents 

Figure 18. Office Building, Goldsmith 
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The Indian Creek neighborhood was primarily agrarian and industrial into the 1970s, with the first 
substantial residential construction beginning in the 1980s. The neighborhood was incrementally 
annexed between 1965 and 1973 while still largely vacant land, and the most notable pre-
residential development was the city waste collection center south of Cherry Creek. In addition to the 
waste collection center, the neighborhood is home to The Denver Dumb Friends Shelter. 

Most residential units are condominiums and townhomes, 
both of which were marketed to childless professionals and 
young couples looking for an inexpensive but commute-friendly 
neighborhood. Because of its primary development era in the 
1980s, the neighborhood has a cul-de-sac street structure and 
very low connectivity to the rest of the area. Additionally, most 
of the existing developments have HOAs. 

Like Denver’s suburbs, the neighborhood’s proportion of white 
residents has declined over time and is currently around 73%.  

University Hills (North) 

The University Hills (North) neighborhood is a former ranch area replaced by post-war suburban 
residential development in the 1950s. It is older than other post-war neighborhoods in the area and 
was annexed into Denver over the 1950s and 1960s, a choice that was favored by residents who 
desire access to city services. It is largely single-family detached brick bungalows with some 
interspersed ranch homes and apartment buildings which are typically 3 stories or under.  

Retail development in the neighborhood dates to the early 
1950s and many landmark structures and signs remain, 
serving as landmarks and heritage features for the 
neighborhood. Chain retail moved in amongst family-owned 
businesses in the 1980s, resulting in a form and service mix. 
Road speeds and volumes have increased over time along 
commercial corridors and some residents reported that it has 
disrupted the historic neighborhood character.  

The neighborhood has experienced approximately the same 
demographic change as Indian Creek.  

Washington Virginia Vale 

The Washington Virginia Vale neighborhood was annexed into 
Denver in 1950 prior to any substantial development. Several 
historic homes, including the 1858 Four Mile House, remain in 
the neighborhood but most of the agricultural land was replaced 
in the 1950s by brick ranch homes, which are now the 
dominant housing form. The neighborhood has more non-
residential structures, including businesses, schools, and 
religious institutions that attract visitors to the area. Washington 
Virginia Vale is home to a historic Jewish Community Center, 
Hillel School, and synagogue, which hold a place of great 
significance to the community. Its history is also rooted in 

Figure 19. Attached Single Family Homes 

Figure 20. University Hills North Plaza 

Figure 21. Four Mile Historic Plaza 
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automotive culture, as evidenced by the many automotive services still available along S Leetsdale 
Dr today. 

Initially marketed to families, the housing market shifted to attract young couples and singles in the 
1960s through the construction of condominiums and apartments (up to 6 stories). Additionally, 
adaptive reuse of former commercial or institutional buildings to meet residential demand is 
common. 

Most schools were constructed in the 1960s and the neighborhood remained entirely white until the 
1970s when the school district began bussing Black students in from outside the area. Today, the 
neighborhood is 56% white and has much higher diversity than the area overall.  

Virginia Village 

The neighborhood of Virginia Village was steadily developed from 1950-1970 as a largely single-
family detached community with some interspersed multi-family buildings. Like Washington Virginia 
Vale, most houses are single-story brick ranches and were funded by the 1944 G.I. Bill, making the 
form homogeneous and low-density. Denver annexed the neighborhood in 1963 and soon after 
chain retail started to replace older businesses while long-term residents moved out, opting to rent 
or sell their homes as “starters.” The 1970s also saw new 9-10-story condo construction, after which 
the city planning department approved a deliberate plan to keep the neighborhood primarily single-
family residential. 

Compared to other neighborhoods in the area, Virginia Village has the most connected street grid, 
established during the early 1950s. Additionally, it also has two 1960s-era parks that are notable 
landmarks and assets.  

 

Market & Housing Study 

The Market Conditions and Opportunities 
Report has been prepared as part of the 
Neighborhood Planning Initiative for the Near 
Southeast planning area. The market analysis 
is intended to provide background information 
on existing and potential economic and 
market conditions and is an important input 
into the neighborhood planning process. 
While the document provides background 
information, and in some cases, provides 
recommendations to help inform the 
neighborhood plan, a number of planning considerations, including upcoming neighborhood 
feedback should also be taken into account when determining the future of the neighborhoods in 
Near Southeast planning area. 

 

Multimodal Transportation Existing Conditions Report 

Figure 22. Estimated Percentage Distribution of 2018-2025 Job Growth 
by Sector 
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Overall, the area has good sidewalk coverage with most sidewalk gaps concentrated along major 
corridors. However, most existing sidewalks are of deficient width (< 5 ft) and do not have a 
vegetated or artificial buffer between pedestrians and traffic. The discomfort of the pedestrian 
environment is exacerbated by the auto-oriented land uses along major corridors, which have very 
few street-fronting businesses and a surplus of deteriorating parking. Existing city plans prioritize 
improving sidewalks along S Leetsdale Dr and E Exposition Ave. Crosswalks are present at all major 
intersections and numerous minor intersections. However, the area has almost no mid-block 
crosswalks and does not meet the recommended crosswalk frequency for a comfortable pedestrian 
experience (every 250 ft).  

The area’s bike network is sparse, disconnected, and 
does not have any existing north-south bike facilities 
(although the city has several planned). Cherry Creek 
Trail, Jewell Ave, and Florida Ave are the primary facilities 
in the area, all serving east-west bike traffic. 
Approximately half of all households in the area have 
access to a comfortable bikeway. 

The area is well-covered by transit service and has 
several light rail stops nearby. However, bus frequency is 
deficient, averaging 30 minutes to 1 hour between 
arrivals. Existing city plans recommend increasing transit 
frequency to every 5-10 minutes along major corridors 

and every 15 minutes on Evans Ave. Walking access to bus stops is high in all neighborhoods except 
Virginia Village, the interior of which is far beyond a ¼ mi walkshed.  

The area’s street network is highly auto centric and has ample collector and arterial roadways of 
sufficient capacity to handle daily traffic volumes, excepting some congestion during peak hours. 
Several corridors have been identified by the DRCOG as regional freight Industrial Collectors, but no 
improvements are planned based on this designation. The high street connectivity largely serves 
vehicles but could be leveraged to improve travel for people using other modes. 

Summary and Analysis 
All materials and planning initiatives that are listed and described above are intended to guide the 
coordination, planning, and development of the Near Southeast Area Plan. The materials described 
above incorporate a variety of content, including information on recommended improvements to 
parks and open space, mobility, and guiding principles for future transit-oriented development. 

Specific materials above, including the Briefing Book and Pattern Book, as well as the Historic 
Contexts section, all serve as resources for the planning process for the historic neighborhoods in 
Near Southeast and contain information on existing conditions, character, and physical design 
characteristics. On the other hand, the existing citywide planning initiatives listed above are key 
components to Near Southeast, as they can help the city evaluate and measure progress toward 
achieving citywide goals and its long-term vision. The summary of adopted neighborhood/area plans 
provides information on all relevant plans that could influence the comprehensive vision of Near 
Southeast Area Plan. Additional information is provided on prep-planning work that could inform 
those completing Near Southeast Area Plan.  

Figure 23. Cyclists on Cherry Creek Trail 
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Capacity Analysis 

Introduction 
Between 2010 and 2020, Near Southeast neighborhood planning area grew by an estimated 2,000 
households. Residential demand drivers in Near Southeast neighborhoods include overall growth in 
the City and County of Denver as well as the Denver metro region. One of the demand drivers for 
residential development is the quality of public schools in the area. The presence of the light rail 
stations at both the Yale Station and the Colorado Station are also attractive locations for future 
residential development. Infill development, as well as potential redevelopment with transit-oriented 
residential units at future high-speed transit stops (Leetsdale Drive), could also be locations to help 
fill future demand.  

By 2050, the Denver Regional Council of Governments (DRCOG) forecasts an additional 3,065 
households in the planning area, which would include the residential demand of 23,039 households 
in Near Southeast area. As Near Southeast neighborhoods grow, the need for affordable housing 
should be taken into consideration. During the next phase of the planning process, refinement of the 
projected housing needs should be undertaken to better align the forecasted number with Blueprint 
Denver’s goals. 

Aside from residential growth and needs, employment and office spaces are also anticipated to 
grow. According to DRCOG employment forecasts, Near Southeast neighborhoods are projected to 
add 4,500 jobs by 2040 and 7,200 jobs by 2050. In the last five years, major office growth has been 
centered in downtown Denver, the Tech Center, and Denver’s Cherry Creek neighborhood. The area 
near Denver Union Station, in particular, has been built out with major office and residential projects. 
Current and growing major regional office nodes/corridors include Downtown Denver which includes 
the Central Business District, Denver Union Station, and the Lodo / RiNo area; the Denver Tech 
Center; Cherry Creek; and the US 36 / Boulder-Interlocken corridor. 

Existing and future growth in residential demand and population place stress on water and energy 
resources. Water and energy demand are both projected to increase in the City and County of Denver 
and calls for a strategic long-term approach to maintaining these resources, keeping up with growth 
around Near Southeast and the City and County of Denver.  

Land Use and Zoning Analysis 
The residential portions of Near Southeast are zoned for single-family residential use, small multi-
family structures like row homes and duplexes, and taller multi-unit development.  The neighborhood 
supports a diverse housing stock in comparison to the City as a whole. Near Southeast has a smaller 
share of detached single-family homes, (the predominant form of housing in Denver), a higher share 
of small and large multi-family housing units, and single unit attached homes, like row homes. The 
presence of attached single-family units and relatively higher numbers of multi-family housing makes 
Near Southeast one of Denver's neighborhoods that has naturally occurring affordable housing.   
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Percentage of Housing Types in the Near Southeast 

 Near Southeast  City and County of Denver 
Single Family  8,188 42%  164,722 54% 
Multi-Family 5-9 Units 2,735 14%  31,960 10% 
Multi-Family 10+ Units 8,747 44%  109,039 36% 
Total 19,670 100%  305,721 100% 
      

Growth Projections  

DRCOG forecasts the residential demand of households in Near Southeast neighborhood planning 
area to reach 22,843 by 2040. This number may change depending on changes to the overall 
forecast number to be undertaken during the project’s next phase.  

Zoning 

Near Southeast includes a variety of land uses, including residential, industrial, and commercial 
space. Residential zoning makes up about 67% of Near Southeast and commercial mixed-use 
development makes up about 15%. Near Southeast also contains about 10% of open space for 
public parks and recreation. 

A potential issue to make changes to or achieve zoning capacity in Near Southeast could include a 
lack of support from business and property owners. Evans Avenue between I-25 and Monaco 
Parkway, primarily an industrial mixed-use area, incorporating a mix of land uses but traffic 
congestion creates challenges. Further discussion of zoning, infrastructure, and other changes that 
can be made to help incentivize redevelopment in critical parts of the corridor in line with the 
redevelopment at Monaco and Evans and at the Colorado Center. Blueprint Denver identified the 
Evans Avenue corridor as a future transit and pedestrian priority corridor. Any discussion should 
occur in conjunction with the East Evans Business Association, which is a group of business and 
property owners located along this stretch of Evans Avenue. 

Preserving housing affordability with the achievement of zoning capacity in Near Southeast could be 
another challenge and/or issue. Income-restricted housing units have a covenant or other restriction 
that requires them to be affordable to tenants with certain income levels. These types of units are 
distinguished from naturally occurring affordable housing, which may be affordable to tenants due to 
current market conditions but are not required to be maintained as affordable.    

Another potential opportunity for Near Southeast includes the flexibility to shift office spaces to other 
commercial uses if the market does not support the use at the time of development. Near Southeast 
neighborhoods have seen recent major office development at the Colorado Center and it remains an 
attractive office location. Though, it is unclear how the office market will be impacted by the 
pandemic and how many employers and employees will return to their office spaces both in the short 
and long term. It may take some time before office demand is better understood and normalized and 
planned office space (most of which are in existing nodes) is either built or reworked. For purposes of 
the long-range planning process, overall site planning and zoning should allow for future office uses 
particularly at future redevelopment nodes.  
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Neighborhood Housing Capacity  

The current zoning allows for single-family detached, single-family attached, and multi-family units 
throughout the neighborhoods. Based on current zoning requirements and densities of dwellings per 
acre the study area is close to capacity. There are however changes that can be made to allow for a 
5-10% increase in housing capacity for the neighborhood.  

Under current zoning conditions, there is potential to add approximately 1% more single-family 
detached homes through the subdivisions of some large lots into two smaller ones. Additionally, 
capacity could be increased through the further interdiction of Accessory Dwelling Units (ADU). These 
are small housing units that can be located on a property in addition to the acceding home. ADUs are 
currently allowed under the zoning code but are not prevalent throughout Near Southeast. 

Figure 24. Zoning in Near Southeast Area 
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ADUs are not the only opportunity to increase the housing capacity of the planning area. Density 
bonuses could be introduced for lots within a half-mile of major transit stops. This would allow for 
transit-oriented development, increasing the number of residents with easy access to transit. Similar 
density bonuses for projects that add affordable housing options to the study area could also be 
implemented.  

Lastly, additional housing capacity can be created by continuing to foster mixed-use residential 
development along major transit and automotive corridors in the study area. The study area currently 
is zoned to allow for Mixed-use residential development, but the existing land use is not mixed-use 
residential.  All of these strategies in conjunction would add between approximately 5-10% capacity 
boost if fully utilized.  

The existing zoning is at capacity in the predominately residential areas of the neighborhood. 
However, the current land use along major corridors has not fully transitioned to the mixed-use 
recommended in both Blueprint Denver and the Denver Zoning Code. If the corridors of Colorado 
Boulevard and Evans Avenue were built out to their mixed-use capacity and additional mixed-use 
development occurred along Leetsdale avenue a 10% increase in units could be achieved. This 
would add an additional 1,967 units. While a 10% increase is significant, projections for the 
neighborhoods’ growth are higher than the 21,637 that would be provided. 

Blueprint Denver calls for 5% of the City’s growth to occur in all districts, 25% along community 
corridors (Leetsdale avenue, Colorado boulevard, and Evans avenue are all community corridors) 
and 30% occurring in Reginal centers of which Colorado Center is one. In order to meet Blueprint 
Denver’s growth goals, maximizing the allowed density bonus for building around transit and the 
proliferation of auxiliary dwelling units and duplexes within residential neighborhoods will be needed. 
If an additional 983 units could be added through following Denver’s Transit Oriented Development 
Strategic Plan from 2014, which recommends mix use including residential at Colorado Center. This 
would lead to an increase of 2,950 units across the study area bringing the neighborhood total to 
22,620 up from the existing 19,670.  

 

Residential Energy Use  

Aside from zoning capacity, affordability, and office demand, water and energy demand should be 
considered during the planning processes for Near Southeast. Urban growth and development will 
put stress on Denver’s water infrastructure. According to the Colorado Water Conservation Board, 
very few municipal and industrial water suppliers have identified enough water resources after 2030 
to satisfy demand. There is a major imbalance between projected future supply and demand for 
water. The long-term projected imbalance in future supply and demand from the Colorado River 
Basin is about 3.2 million acre-feet (MAF) of water by 2060 (U.S. Department of the Interior). On the 
other hand, Denver is expected to see its number of extreme heat days rise in the next 20 years. 
Without significant action, the City and County of Denver could experience infrastructure damage, 
drought and constrained water supply, reduced tree canopy, power outages during hot summer 
months, lower air quality and higher rates of asthma, and a loss of water quality and aquatic life. 
Therefore, conservation of water and more efficient use of water is crucial to maintaining a healthy 
population and ecosystem in the City and County of Denver.  
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Global demand for energy is also increasing with rising populations and standards of living and is 
projected to increase by 50% by 2050 
(U.S. Energy Information 
Administration). Residential energy use 
per household in Near Southeast is 
high in comparison to the national 
average (64,000,000 BTU annually) 
and is displayed on a map on the 
following page in the document. Energy 
use in the City and County of Denver is 
anticipated to increase, especially with 
a growing population and land use 
development. Therefore, urban growth 
and demand may call for new solutions 
in the future to keep up with water and 
energy demand projections.  

 

 

Figure 25. Historical Supply and Use and Projected Future Colorado Basin Water 
Supply Demand 
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An analysis of barriers to achieving projections based on zoning, water, and energy capacity will be 
coming later in the Issues and Opportunities Report.  

Figure 26. Residential Energy Use per Household 
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Land Use & Built Form 

Introduction 
Near Southeast Area is primarily designated Suburban context in Blueprint Denver, with a few 
smaller areas of Urban Center, General Urban, Urban Edge, and Special District. The Suburban 
context is relatively auto oriented, with inconsistent street grids that are typically curvilinear. Some 
alleys are present, but most blocks generally do not have alleys. The Suburban context is the least 
dense context throughout the city and is located furthest from the downtown core, as seen in the 
transect diagram below. 

 
Figure 27. Blueprint Denver Typologies 

Blueprint Denver maps most of 
Near Southeast as a 
Residential Low place, with 
significant Community 
Corridors along Colorado 
Boulevard, Evans Avenue, and 
Leetsdale Drive, and a Regional 
Center around Colorado 
Station. The Residential Low 
places Near Southeast are 
intended to accommodate 20% 
of new households and 10% of 
new jobs citywide by 2040, as 
they are mapped in the “All 
Other Areas” of the City growth 
designation in Blueprint 
Denver. Conversely, the 
Centers and Corridors are 
intended to accommodate a 
greater share of growth, so 
most of the growth and change 
in the planning area is 
expected along the Centers and 
Corridors. 

 

Figure 28. Blueprint Denver Future Places 
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The most common land uses in Near Southeast is Single-Unit Residential (44%), followed by Multi-
Unit Residential (21%) and Commercial/Retail (8%), as shown on the map below. 

The zoning in Near Southeast is 2/3 residential,  primarily Suburban Single Family (S-SU-D) followed 
by Multi-family residential (including S-MU and S-RH). A variety of commercial zones are mapped 

Figure 29. Land Use in Near Southeast 

Figure 30. Zoning map of Near Southeast 
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along Colorado Boulevard and Leetsdale Drive, and Industrial Mixed-Use (I-MX) zoning is mapped 
along Evans Avenue. Large pockets of Former Chapter 59 zoning exist.  

Zoning overlays apply additional allowances or restrictions on the underlying base zoning. The 
overlays in Near Southeast include the UO-1 Adult Use Overlay, UO-2 Billboard Use Overlay, UO-3 
Historic Structure Overlay, and CO-5 Krisana Park Conservation Overlay. 

 

Residential Land Use and Built Form Analysis 
As mentioned above, Near Southeast Area consists of mostly suburban, single family residential 
areas, followed by multi-family residential. However, the built form, patterns, and architectural style 
of the residential areas vary. 

Much of the residential area was built mid-century (1950s and 1960s). In fact, over 40% of 
structures in Near Southeast were built in the 1950s, with another 22% built in the 1960s. Less than 
3% were built before 1950, and only about 4% have been built since 2000. The area grew mostly 
during a time when built patterns were shifting toward more auto-oriented developments, with 
irregular grids, street-facing garages, and small sidewalks – this pattern is widespread throughout 
the planning area. The stable housing and Mid-Century homes have been identified as general 
strengths in the planning area (from Near Southeast - Area Analysis public meeting summary). 

The staff-led Existing Conditions Pattern Book identified 3 typologies for characterizing the patterns 
of the built environment: Low 
Residential, Multi-Unit, and 
Commercial-Mixed Use. Below 
is a  

summary of the Low 
Residential and the Multi-Unit 
Typologies. Low Residential 
Typology is made up of eight 
sub-typologies, as shown on 
the map below.  
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The typology varies primarily by the following characteristics. 

• Year Built - most of the homes were built in the 1950s and 1960s, however, houses 
within the Traditional grid – Consistent are some of the earlier homes in the area, and 
houses within the Traditional grid – Inconsistent span a wide time period. 

• Street/block pattern - ranging from a consistent grid to a curvilinear/irregular street 
network ending in cul-de-sacs.  

• Front setback – most types have a front setback ranging from 20’-30’, however, the 
larger lots often have a greater setback up to 40’ from the street. 

• Lot size – many of the types consistent of lots ranging from 6,000-9,000 sf, however, the 
large lots are typically larger (with some lots up to 16,000sf) and lots within either 
Traditional Grid typology are typically smaller (5,000-7,000sf). 

• Finished building size – most houses are between 1,000-1,400 sf, however, the homes 
within the Large Lot 
Homes and Cul-de- sacs 
and Parking Dominant are typically the largest, ranging from 1,500-2,500sf. 

• Architectural style – the Mid-Century Modern Dominant typology includes a very 
consistent architectural style and overall building mass and scale, which resulted in the 
Krisana Park Conversation Overlay to ensure this consistency is preserved.  

 

Below are summary images and typical block patterns for the Residential Low Typology.  

Figure 32 Top row, left to right: Large Lot Homes, Cul-De-Sacs and Parking Dominant, Traditional Grid - Inconsistent, 
Traditional Grid - Consistent. Bottom row, left to right: Inconsistent Site & Building Design, Minimal Traditional Mix, Minimal 
Traditional - Consistent Building Design, Mid-Century Modern Dominant. 

Figure 31. Residential Typologies 
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Figure 33. The Multi-Uni Typology is made up of five sub-typologies, shown below. These are, from left to right, Townhouse 
Villages, Apartment Complexes, Tower Communities, Integrated Buildings, and Compact Infill.  

 

 

The Townhouse Villages are typically 2-3 stories, sited around common greenspace with internal 
driveways that are isolated from the greater street network. Apartment Complexes have large 
internal green spaces and amenities and are often setback 70’ from the street. Tower Communities 
range in height from 6-12 stories and are located far from the street, up to 150’ setbacks. Large 
parking lots surround the buildings with intermittent private access drives from the street. Integrated 
Buildings are often smaller (1-3 stories) with a small setback (10-20’), with a high degree of 
integration into the surrounding neighborhood. The Compact Urban Infill is a more recent 
development, though it occurs the least. This type is more urban in form, with the buildings closer to 
the street, typically 4-6 stories tall, with structured parking, and is found along Colorado Boulevard 
and Leetsdale, and is typically suited to the areas that transition from the Community Corridor to 
Residential Low Places. 



Draft Text Review  
 
 

  30 
 

Key Issues relating to Residential Areas 

Blueprint Denver imagines a relatively low amount of growth within the residential areas, however, 
multi-unit housing, especially Affordable Housing, may need to be identified within major activity 
areas (Centers and Corridors) in order to accommodate growth and help to realize the community’s 
vision. This was identified as a general opportunity during recent engagement efforts. Much of the 
single-family residential area will remain similar in character and scale while allowing gentle density 
that is contextually appropriate to fill in where feasible. Additionally, transitions between Centers and 
Corridors and the Residential Low areas will be an important issue for NPI to address. Few ADUs 
have been built in Near Southeast area, however, citywide effort to increase design flexibility and to 
develop zoning tools to ensure contextually appropriate ADUs may impact the amount of ADUs in the 
area. This topic, while being addressed at a citywide scale, should be discussed with the community 
in Near Southeast as part of the planning process.  

Near Southeast scores relatively high in terms of Vulnerability to Displacement, which is a Key Equity 
Concept from Blueprint Denver that measures median household income, percent of renters, and 
percent of the population with less than a bachelor’s degree. Participants in initial engagement 
identified loss of affordability and gentrification as general threats that may harm the viability and 
quality of life in the neighborhood. Any plan recommendations should take a more detailed analysis, 
looking at specific sub-geographies, to reduce displacement of existing residents should be 
incorporated into the plan.  

Mixed-Use/Commercial/Industrial Land Use and Built Form Analysis 
The Mixed-Use/Commercial/Industrial areas of Near Southeast are located along the major 
corridors: Colorado Boulevard, Evans Avenue, and Leetsdale Drive. Like the residential areas, these 
areas are mostly suburban in nature and are generally oriented around private driveways and 
parking lots instead of the street.  
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The major types of development within these areas include Commercial properties (small, medium, 
and large), Regional Office/Commercial, and Industrial Districts.  

 

 

 

 

 

 

Figure 34. Commercial Typologies 
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Commercial properties within Near Southeast are suburban in form and pattern (auto oriented, with 
relatively large setbacks and adequate surface parking often between the street). Typically, one-story 
buildings, the size of the site and building footprint range in scale from small, to medium and large. 

Larger properties typically consist of a large, anchor tenants like a grocery store, with “linear” tenants 
or smaller scale buildings located in the same parking lot.    

Most buildings in Near Southeast are two stories (30 feet) or less in height, though some buildings 
are up to 20 stories. The taller buildings are concentrated along Colorado Boulevard, especially near 
Colorado Station, and are considered Regional Office/Commercial properties.      

 

Industrial districts within Near Southeast include a variety of retail and commercial uses as well. 
Located primarily along Evans Avenue, these areas range from locally owned, small strip 
developments to larger industrial properties. 

Figure 35. Examples of Commercial Properties 

Figure 36. Examples of Industrial Development 

Figure 37. Examples of Industrial Development 
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Key Issues relating to Mixed-Use/Commercial/Industrial Areas 

Challenges and opportunities vary by location. Colorado Boulevard, particularly in the southern 
portion of the planning area, is an auto-oriented commercial corridor, with national chains and 
anchor tenants/big box stores. A number of retail and commercial buildings could redevelop into 
something denser and more urban, which would be consistent with Blueprint Denver’s designation of 
Regional/Community Center and Community Corridor. The future vision for Colorado Boulevard and 
the properties along it, will be an important part of the NPI process.  

Colorado Station consists of tall buildings and dense, urban development surrounding the station 
area, and is designated as a Regional Center by Blueprint Denver. This area includes office uses that 
are highly accessible by transit. The Colorado Campus, adjacent to Colorado Station, includes future 
expansion for retail, a hotel, and additional residential development. This area continues to present 
a tremendous opportunity for Near Southeast. 

Properties along Leetsdale Drive consist primarily of suburban style commercial centers. Extreme 
grade changes often create a physical separation between the street and the development and 
create a challenge.  

Other key redevelopment projects are happening within Near Southeast area, including the Former 
CDOT Headquarters and the Monaco & Evans Redevelopment, located at the former Kmart site. 
These redevelopment projects show a trend toward more urban, dense, and walkable developments 
and “suburban retrofit” of existing commercial centers will be a key theme explored throughout the 
NPI process. 

Properties that are currently Former Chapter 59 Zoning (CC should be analyzed etc.…) should be 
analyzed and suitable zone districts should be mapped, such as Commercial Corridor (CC) and 
Industrial Mixed-Use (I-MX) districts. Moving away from the “old code” is important, as it provides 
greater predictability of how a property will develop and will require redevelopment projects to follow 
current zoning standards, which including perimeter landscaping and screening requirements. This 
movement away from the Former Chapter 59 Zoning is important in order to help bring the area into 
alignment with the goals of Blueprint Denver. Blueprint Denver calls for the main corridors (Evans 
avenue, Colorado boulevard and Leetsdale avenue) to be Community Corridors. Blueprint Denver 
defines these as corridors that are mixed-use with buildings of different scales. These streets should 
provide opportunity to socialize, provide entertainment, shopping, and dinning. These 
establishments should serve the surrounding neighborhood. These goals are in the line with the both 
the Mixed Industrial and Mixed Use Zoning districts that these corridors are currently zoned for. 
While the goals of Blueprint Denver and the current zoning code are in alignment with each other, all 
properties must be brought into the current zoning code to ensure that development occurs in a way 
that furthers these goals.  

 

Potential for change, including susceptibility to redevelopment from a built form perspective will be 
addressed in the Issues and Opportunities Report.  
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Economy & Housing Existing Conditions 

Introduction 
The housing stock across the area mostly consists of single-family detached and townhome 
residential units, with some low-rise condominium and apartment buildings scattered throughout. 
From the 1970s onward several 20+ unit buildings were constructed throughout the area, although 
they remain uncommon. Indian Creek stands out for its high proportion of townhomes – accounting 
for nearly half of all residential units – while Virginia Vale has the highest proportion of single-family 
detached units. All other neighborhoods have a similar housing mix: 30-40% single-family detached, 
5-10% single-family attached, and 30-45% multi-family units.  

Homeownership of single-family detached 
homes is lower in the area than in Denver 
overall because of the area's comparatively 
high number of condominiums; renters are 
also less likely to occupy single-family 
detached houses. 

 

Household size is typically 1- to 2-persons 
across the area and home value is relatively 
balanced, with the highest home values 
University Hills (North) and the lowest in 
Indian Creek. 

The characteristics of the planning area are influenced by a concentration of employment 
opportunities within and adjacent to Colorado Boulevard and Leetsdale Drive. The business stock 
across the area is mostly a mix of high-end and budget retailers, with very few middle-market 
offerings. Most businesses are concentrated along major vehicle corridors and were constructed 
during the 1950s and 60s, creating a uniform set-back strip form in the commercial areas. Most 
industrial businesses are light industrial uses, such as personal or cold container storage, and many 
of the automotive-focused retailers could also be considered flex industrial. Industrial business is 
largely concentrated on Evans Ave, while retail and office are more evenly spread throughout the 
area. Since the pandemic, retail and restaurant businesses have declined, resulting in notable 
vacancies in some concentrated areas. However, the vacancy rate remains similar to Denver’s 
general rate. 

The largest industries in the area, each comprising 10% of jobs or more, are: 

• Retail trade 
• Professional, scientific, and technical services 
• Administrative and support and waste management and remediation services 
• Health care and social assistance 

The area has a higher concentration of service jobs and residents working service jobs than other 
areas of Denver, with an especially high concentration in Goldsmith and Virginia Village. As such, the 
area has a wide income range ($22,000-64,000 on average) with a persistent income disparity 

Figure 38. Change in Units in Structure 
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between residents with service jobs and residents with non-service jobs. The poverty rate for the 
area is highest in Washington Virginia Vale, with a disproportionate impact on the neighborhood 
minority population, and lowest in Indian Creek. The area is projecting moderate growth in the health 
care and technical industries but anticipates job losses in retail, accommodation, and similar 
services due to the Covid-19 pandemic. Pre-pandemic, the area’s unemployment rate was similar to 
Denver’s overall rate of 2.7%. University Hills (North) has the highest unemployment rate, likely due 
to the high concentration of retirees. 

Market and Housing Analysis 
 

Employment 

There are a total of 33,680 jobs in Near 
Southeast. There is a greater proportion of jobs 
within the Administrative and Support, Waste 
Management and Remediation Services and 
Healthcare and Social Assistance jobs 
compared to the City of Denver overall. 
Conversely, this area has a lower share of 
Government, Manufacturing, Transportation, 
and Warehousing jobs than the city as a whole.  

The unemployment rate in Near Southeast is 
4.4%, which is higher than the citywide rate of 
3%. The rates vary across neighborhoods, with a 
low of 1.2% in Indian Creek and a high of 7% in 
University Hills North.  

 

The average employed resident within Near 
Southeast earns $42,563.20 annually, 
compared to $58,886 for Denver. There are 
significant differences between neighborhoods, 
with the average wage in Indian Creek being 
$50,759 while the average in Goldsmith is 
$35,239. Wages increased by about $10,000 in 
all neighborhoods between 2015 and 2019.  

 

 

 

 

 

 

Figure 39. Unemployment in Near Southeast 

Figure 40. Unemployment Rate in Near Southeast 
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Economy 

The business stock across the area is mostly a mix of high- and budget retailers, with very few 
middle-market offerings. Most businesses are concentrated along major vehicle corridors and were 
constructed during the 1950s and 60s, creating a uniform set-back strip form in the commercial 
areas. Most industrial businesses are light industrial uses, such as personal or cold container 
storage, and many of the automotive-focused retailers could also be considered flex industrial. 
Industrial business is largely concentrated on Evans Avenue, while retail and office are more evenly 
spread throughout the area.  

Since the pandemic, retail and restaurant business has declined, resulting in notable vacancies in 
concentrated areas. However, the vacancy rate remains like Denver’s general rate.  

 

 

 

 

 

 

 

 

 

 

Figure 41. Wages in Near Southeast 

Figure 42. Wages by Neighborhood in Near Southeast 
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Income 

The median annual 
household income in Near 
Southeast is $59,691, 
compared to the Denver 
median annual household 
income of $68,592. There 
are significant differences 
between neighborhoods 
within Near Southeast: the 
median income in Indian 
Creek is $73,874, while 
University Hills North is 
$44,388. Incomes in Near 
Southeast area have 
generally increased 
between 2015 and 2019. It 
is not clear from the data 
how much of the change is 
attributable to household 
incomes improving as a 
result of low-income 
households moving out of 
the area or those with 
higher incomes moving in. 

 

 

 

 

Households are in poverty if their 
income is less than about $13,300 
annually for an individual, or about 
$26,000 annually for a family of four. 
The poverty rate in Near Southeast is 
11%, slightly lower than the overall 
Denver rate of 12%. There are wide 
differences between the 
neighborhoods, however, with a low 
of 4% in Indian Creek and a high of 
15% in Virginia Village. The number 
of households in poverty decreased 
by eight percent between 2010 and 
2019 in Near Southeast. Most of the 

Figure 43. Median Household Income in the Nar Southeast 

Figure 44. Poverty Rate in Near Southeast 
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change occurred in Goldsmith and Indian Creek, where it is 
not clear from the data whether the decrees is attributable 
to household incomes improving or to low-income residents 
moving out of the area and those with higher incomes 
moving in.  

  

Housing  

Despite multiple upcoming development projects, Near 
Southeast area is not expected to meet its housing needs 
over the next three decades. Several Planned Unit 
Developments (PUDs) and multi-family projects, as well as 
some single-family residential redevelopment, will increase 
the market-rate housing stock but still fall approximately 
300 units short of the projected housing need in 2050. 
Rental units currently meet the budget demands for those 
earning 31% to 100% of Area Median Income (AMI) but do 
not meet the demand for residents earning <30% and the 

supply shortage of affordable housing is likely to worsen without intervention. Despite Near 
Southeast is one of the City’s few remaining areas with naturally accruing affordable housing, there 
is still a need for housing to serve those earning less than $24,000 or 30% AMI. There are currently 
2,500 households earning less than $24,000 but only 331 units which they can afford (units that 
rent for $600 or less). This leaves a substantial number of households reaching to afford more 
expensive units.  

In order to afford the median-valued home in the planning area at $385,050, a household needs 
to earn more than 120% of AMI—which is equal to $96,000 for a two-person household. For 
households earning less than 120% of AMI, attached for-sale homes are more affordable, with 
43% of attached homes are affordable to households earning less than 80% of AMI and 42% of 
attached homes are affordable to households earning between 80 and 100% of AMI. Purchase 
options are slim for households earning less than 50% of AMI for both attached and detached 
housing.  

 
Figure 46. Renter Households and Homes Affordable to Purchase 

Figure 45. Percentage of Population Living in 
Poverty by Neighborhood 
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Demand for market-rate units is being driven by comparatively affordable home prices, rail access, 
and select high-quality schools, while the affordable housing shortage is being exacerbated by 
uneven development across the area and concentrated poverty. 

Utility costs can also affect households, and these costs appear to be expensive in areas of Near 
Southeast where the highest percentage of people living in poverty are located. These costs are 
exacerbated by escalating home prices in Near Southeast which could lead to displacement. 

 
Figure 47. Residential Utility Cost for Near Southeast 

 

Involuntary displacement is a threat to Near Southeast, with raising housing cost (both rental and 
ownership) outpacing the median income of the area. Displacement, which occurs when residents or 
businesses can no longer afford to stay in an area due to increasing property values and rents. This 
can also include displacement caused by a loss of culture, family, and other factors. Vulnerability to 
Displacement is measured by several factors including median household income, percent of 



Draft Text Review  
 
 

  40 
 

renters, and percent of the population with less than a college degree. Near Southeast is most 
vulnerable to involuntary displacement in the southwest and northeast portions of the planning area.  

 
Figure 48. Near Southeast Residents Vulnerability to Involuntary Displacement 
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Appraisals are professional opinions of a home’s value and are used when evaluating land or 
property value. Parcel appraisal varies across the neighborhoods in Near Southeast, ranging from 
$102-$201,000 southeast of Washington Virginia Vale and northwest of Goldsmith and $307,001-
$750,000 northeast of Washington Virginia Vale and in the core area of the neighborhoods in Near 
Southeast.  

 

 

 

 

 

 

 

 

 

 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

Figure 49. Residential Appraisal Values in Near Southeast 
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The map below displays parcel appraisal normalized on a square foot basis. Parcel appraisal 
price per square foot varies across the neighborhoods in Near Southeast, ranging from $0-
$1 southeast of Washington Virginia Vale and northwest of Goldsmith and $80-$57,000 
northeast of Virginia Village and north of University Hill.  
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Social Services Memo 
To support thriving communities, vulnerable individuals and families should be connected to social 
services that support their physical, economic, and mental well-being. In general, social services 
organizations promote the health and well-being of individuals and families through a variety of 
services tailored to specific needs. Certain needs that these groups target include but are not limited 
to homelessness, lack of access to mental health and primary health services, economic and/or 
racial inequality, and lack of access to education. 

 

In the City and County of Denver, there are about 4,000 individuals who are experiencing 
homelessness. Some of these individuals frequent Colfax Avenue and the East Central area of 
Denver because of existing resources and services that are provided there, including several shelters 
and residential care facilities. As well, increasing cost of living, less affordability, and stagnating 
incomes are putting many vulnerable residents in the City and County of Denver at risk of 
homelessness. 

On the other hand, the Metro Denver Region’s Homeless Management Information System (HMIS) 
showed 32,233 individuals accessed services related to homelessness between July 1,2020, and 
June 30, 2021. Additionally, due to the expansion of HMIS use during the pandemic to better 
collaborate and assure the safety of those without a home, the region has its first glimpse into more 
comprehensive, longitudinal data on those staying outdoors or other places not meant for human 
habitation. During this period, 10,870 adults, 1,031 members of families, and 954 youth accessed 
services while reporting they were staying in an unsheltered location.  

Although, many social services organizations serve Denver’s community and help address 
socioeconomic issues, such as homelessness.   

Sources: East Central Area Plan, City and County of Denver; 2021-2022 State of Homelessness in 
Metro Denver Report 

Social Services Providers in Near Southeast 



Draft Text Review  
 
 

  44 
 

In Near Southeast, there are 2 social services providers. This includes the Latino Community 
Foundation of Colorado and the Ethiopian Community Development Council / African Community 
Center. The Latino Community Foundation of Colorado is primarily tailored to Latino communities’ 
needs, while the Ethiopian Community Development Council / African Community Center is focused 
on helping refugees and immigrants rebuild safe and sustainable lives in the City of Denver.  

The figure below displays all social services providers in Near Southeast, along with the providers 
that are within 2 miles of the study area.  

 
*The provider is within 2 miles of the Near Southeast Study Area.  

Latino Community Foundation of Colorado 

The Latino Community Foundation of Colorado (LCFC) is a state-based philanthropic foundation led 
by Latinos and for Latinos. LCFC’s mission is to work hand in hand with Denver’s diverse 
communities to create culturally responsive strategies that build influence, equity, and opportunities 
for all Latino Coloradans. LCFC’s values are family-centered, community led, and focused on cultural 
justice. LCFC staff meet with people, organizations, and communities to learn about strengths and 
challenges and discuss creative solutions to overcome them. The engagement helps the 
organization plan community-based efforts that connect authentically with communities and drive 
positive outcomes for Latinos in Denver.  

Ethiopian Community Development Council / African Community Center 

The mission of the Ethiopian Community Development Council (ECDC) is to serve refugees through 
educational and social service programs that help newcomers rebuild their lives in their new 
community, navigate U.S. culture, and gain confidence and economic self-sufficiency. The African 
Community Center operates a placement program through ECDC, which includes basic resettlement 
services, case management, and employment services for up to 5 years.  

Social Services Providers Surrounding Near Southeast 

3 other social services providers, including Jewish Family Services, Volunteers in Action, and A Little 
Help, are just southeast of the study area and are all within 2 miles of Near Southeast.  

Jewish Family Service  

Jewish Family Service is a nonprofit human service agency offering comprehensive and customized 
services to vulnerable individuals and families. The agency provides housing and human services to 
people experiencing homelessness, including mental health counseling and services, disability 
programs, employment, and housing stability and food security.  
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Volunteers in Action  

Volunteers in Action is an organization focused on providing mental health services and medical 
equipment to individuals and families in need. The group aims to alleviate loneliness and isolation 
for those in care facilities, collect and lend medical equipment for those specifically in need, and 
provide hope, faith, and peace to people in need. Volunteer tasks associated with hope and peace 
for those in need include visitations, reading for the blind, grocery shopping, simple home repairs, 
and yard work.  

A Little Help  

A Little Help is a nonprofit organization that connects older adults with people of all ages to enhance 
their lives, prevent isolation, and strengthen communities. A Little Help offers a variety of programs 
to older populations, including educational and social activities as well as many volunteer services. 
In particular, the nonprofit helps older adults around the house, with yardwork, and social 
engagement to empower older populations to thrive where they have put down roots.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Draft Text Review  
 
 

  46 
 

The map below is displaying all the social services providers in Near Southeast and surrounding the 
study area.  
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Mobility 

Introduction 
Easily accessible, safe networks and connections for multimodal transportation users to parks, 
recreation centers, schools, and open space is key to the utilization and enjoyment of the planning 
areas assets for all residents. Near Southeast has several major trails and shared-use paths, 
primarily as part of or connecting to the Cherry Creek Trail, High Line Canal Trail, Garland Greenbelt 
Trail, Goldsmith Gulch Trail, and shared-use paths along Alameda Avenue. Shared-use paths are 
facilities that support multiple transportation modes, such as walking, bicycling, and wheelchair use, 
but no vehicular traffic. There are several shared roadway corridors as well, most notably along 
Dahlia Street, Oneida Street, Iliff Avenue (between the bends of the High Line Canal Trail) Quebec 
Street across Leetsdale Drive to Alameda Avenue, and Virginia Avenue. Contrasting from shared-use 
paths, shared roadways are facilities that support both vehicular traffic and other transportation 
modes, including bicycling. The shared roadways primarily provide direct connections between the 
regional trails and paths, which often wind along water features as they traverse the study area, 
making them less direct for some travel patterns, particularly users interested in high ease of use 
facilities. 

The City and County of Denver have several plans that provide existing conditions information for 
each multimodal travel mode, including travel patterns, general origin-destination analysis, crash 
analyses, and parking, as well as recommended future projects.  

The Go Speer-Leetsdale Study (2017) analyzed current and future demographics, land use, and 
transportation data along this key regional arterial corridor to explore existing mobility concerns and 
to identify future transportation issues. The study recommended improvements to transit, 
pedestrian, bicycle, and driving facilities including managed transit lanes, reversible transit lanes, 
new sidewalks, and shared-use paths, bicycle and pedestrian improvements to Cherry Creek Trail, 
capacity improvements, and wayfinding and signage improvements. 

The Denver Regional Council of Governments (DRCOG) Active Transportation Plan was adopted in 
2019 and supports DRCOG’s Metro Vision Plan. The plan envisions a safe, comfortable and 
connected network and highlights opportunities and implementation strategies to improve active 
transportation across the Denver region. DRCOG worked with partners throughout the region to 
develop a regional active transportation vision, tools, and products to support the development of an 
active transportation network. 

Multimodal Transportation Analysis 
The City and County of Denver’s multimodal transportation network is continuing to expand and 
improve for the safety, comfort, and well-being of the community. Vision Zero, a strategy focused on 
roadway safety and eliminating traffic deaths, takes a differing approach from a traditional 
transportation planning context. The momentum Vision Zero and other safety initiatives have gained 
has brought roadway safety to the forefront of multimodal transportation planning, especially in the 
City and County of Denver. 
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There are many shared 
roadway corridors in Near 
Southeast, and they 
primarily provide direct 
connections between 
regional trails and paths. 
The trails often wind along 
water features as they 
traverse Near Southeast 
Area, making them less 
direct for some trips, 
particularly for users 
interested in high ease of 
use facilities. A lack of 
accessibility to key 
connections and limited 
infrastructure along these 
corridors limit multimodal 
options, increasing vehicle 
trips. On the other hand, a 
high rate of households in 
Near Southeast Area, 
including the University 
Hills North and 
Washington Virginia Vale 
Neighborhoods, do not 
own a vehicle. Therefore, 
the neighborhoods in Near 
Southeast show higher 

than average percentages of 
residents that commute by transit. Washington Virginia Village, University Hills, and the Goldsmith 
neighborhoods have accessibility to a transit stop within a ¼ mile. Whereas the Virginia Village and 
Indian Creek neighborhoods generally have more accessibility to a transit stop within a ½ mile. Even 
with the proximity and accessibility to transit stops, not all the transit routes in this area run 
frequently. 

 

 

 

 

 

 

 

Figure 50. Access to Transit Stops 
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Mode 

Approximately 68% of commuters in Near Southeast drive alone to work, ranging from 59% in 
University Hills North to 80% in Indian Creek. This percentage is slightly lower than the citywide 
average of 70%. Please note the data above was collected prior to the COVID-19 pandemic.  

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 51. Percent of People Who Drive to Work Alone  
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Vision Zero  

The Denver Vision Zero Action Plan included extensive data collection and analysis that identified a 
High Injury Network (HIN) representing the corridors in Denver with the highest number of fatal and 
injury crashes. Collectively, the HIN accounts for five percent of streets in Denver but 50% of traffic 
deaths. There is a concentration of vehicle crashes along the HIN within Near Southeast. In the 
entire planning area, there were over 13,000 vehicle crashes per 100,000 residents from 2011 
through 2015, compared to more than 10,000 crashes per 100,000 residents citywide. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 52. Crash Counts by Intersection 
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Street Network  

The street network in Near Southeast consists of Local, Collector, and Arterial Streets. Local Streets 
are designed for the highest degree of property access and the lowest amount of through movement. 
Arterial Streets (such as Leetsdale Drive, Evans Avenue, and Colorado Boulevard) are designed for 
the highest amount of through movement and the lowest degree of property access. Collector 
Streets (such as Dahlia Street and Florida Avenue) are in between a Local Street and an Arterial 
Street; they collect movement from Local Streets and convey it to Arterial Streets.  

 
Figure 53. Roadway Classification in Near Southeast 
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Vehicle Ownership  

Within Near Southeast, 10% of households do not have a vehicle which is like Denver’s average of 
11%. The University Hills North Neighborhood (25%) and the Washington Virginia Vale Neighborhood 
(16%) show the highest percentage of households that do not own a car based on the data 
represented below. Please note the areas where the percent of households that do not own a vehicle 
align closely with the areas in Figure 51 where residents drive to work alone less frequently.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Figure 54. Percentage of Population That Do Not Own a Vehicle 
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Vehicle Miles Traveled (VMT)  

Residential Vehicle Miles 
Traveled (VMT) is a unit to 
measure vehicle travel made by 
a private vehicle. Each mile 
traveled is counted as one 
vehicle mile regardless of the 
number of persons in the 
vehicle. Most residents in Near 
Southeast commute under 10 
miles to work, typically to 
Downtown Denver, Glendale, 
and the DTC. 

The map in Figure 55,Vehicles 
per Household, displays that 
Residential VMT Daily per 
Household in Near Southeast is 
higher in some of the 
neighborhoods with less vehicle 
ownership. The Residential VMT 
Daily per Household could be 
slightly higher in areas with less 
vehicle ownership due to auto-
oriented land use, fewer 
amenities and resources nearby 
these areas, less accessibility to 
connection points for safe and 
direct multimodal 
transportation use, and/or 
longer distances to frequently 
running transit routes.  

 

 

 

 

 

 

 

 

Figure 56. Vehicles per Household 

Figure 55. Residential Daily VMT per Household 
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Auto Mode Share  

Auto mode share is the percentage of travelers using a particular type of transportation or the 
number of trips using a specific mode of transportation. Auto mode share is measured and 
represented below by vehicle trip counts in Near Southeast. Vehicle trip counts are higher both north 
and south of Washington Virginia Vale, east and south of Virginia Village, and northwest of the 
Goldsmith neighborhood.  

 

 

Sidewalks 

The sidewalk inventory indicates where sidewalks are missing or too narrow (less than four feet 
wide) in Near Southeast. More than 90 percent of Near Southeast has sidewalks, but almost two-

Figure 57. Personal Vehicle Mode Share for Near Southeast 
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thirds of those sidewalks are less than four feet wide; approximately 30 percent of the study area 
has sidewalks that are more than four feet wide. Approximately two percent of the study area does 
not have sidewalks at all, compared to nine percent citywide. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

Pedestrian Network and Pedestrian Collisions 

Figure 59, Pedestrian Infrastructure Map, depicts existing pedestrian infrastructure including 
crosswalks, sidewalks, and trails. The map also includes deficient sidewalk widths (less than 4’ wide) 
and routes used by pedestrians to navigate Near Southeast. DRCOG Opportunity Zones are areas 
with a high concentration of short tips (2 miles or less) that hold the potential for converting car trips 
to bicycle trips. 

The Denver Moves: Pedestrian and Trails Plan created a tiered approach to constructing sidewalks in 
areas of missing sidewalks. Tier 1 projects are along the HIN, tier 2 projects are along high-frequency 

Figure 58. Sidewalk Inventory 
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transit access projects or within 600 feet of a 
rail station and have high-priority destinations 
(schools, parks, civic centers, etc.), tier 3 
projects are the remaining high-capacity transit 
access projects, tier 4 projects cover the 
remaining areas near transit stops, tier 5 
projects cover remaining high-priority 
destinations, and tier 6 cover the remaining 
areas with missing sidewalks. 

The Denver Vision Zero Action Plan included 
extensive data collection and analysis that 
identified a High Injury Network (HIN) 
representing the corridors in Denver with the 
highest number of fatal and injury crashes. 
Collectively, the HIN accounts for 5% of streets 
in Denver but 50% of traffic deaths.  

 

 

In the extensive data analysis that was part of 
the Vision Zero Plan development, Colorado 
Boulevard has the sixth-highest crash rate. 
Quebec Street, Evans Avenue, and Leetsdale 
Drive are also within the HIN. There is a pattern 
of crashes involving pedestrians along the HIN 
within Near Southeast as measured by crashes 
per 100,000 residents between 2011 and 
2015. During those years, Near Southeast had 
227 pedestrian crashes per 100,000 residents 
compared to 316 pedestrian crashes per 
100,000 citywide residents.  

 
  

 

 

 

 

 

 

Figure 59. Pedestrian Infrastructure 

Figure 60. Pedestrian Collusions 
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Bicycle Network and Collisions  

Bicycle facilities include protected bikeways 
(which have the highest ease of use), 
separated bikeways, and shared roadways 
(which are still bike facilities but have lower 
ease of use than protected and separated 
facilities). The map in Figure 62 Bicycle 
Network and Infrastructure includes planned 
but not yet existing shared roadways as future 
facilities that will have a higher standard of 
comfort and usability than some of the current 
facilities. 

The Denver Vision Zero Action Plan included 
extensive data collection and analysis that 
identified a High Injury Network (HIN) 
representing the corridors in Denver with the 
highest number of fatal and injury crashes. 
Collectively, the HIN accounts for five percent 
of streets in Denver but 50 percent of traffic 
deaths.  

In the extensive data analysis that was part 
of the Vision Zero Plan development, 
Colorado Boulevard has the sixth-highest 
crash rate. Quebec Street, Evans Avenue, 
and Leetsdale Drive are also within the HIN. 
There is a pattern of crashes involving 
bicyclists along the HIN within Near 
Southeast as measured by crashes per 
100,000 residents between 2011 and 
2015. During those years, Near Southeast 
had 38 bicycle crashes per 100,000 
residents compared to 221 bicycle crashes 
per 100,000 citywide residents. 

 

  
 
 
 
 
 
 

 

 

 

Figure 61. Bicycle Network and Infrastructure 

Figure 62. Bicycle Collisions 
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Transit Routes  

People are more likely to use transit when the service operates frequently, runs on a predictable 
schedule, and is easily accessible within a 1/4 to 1/2-mile distance.  

Within Near Southeast, the most frequent transit occurs along Colorado Boulevard (RTD 40) and the 
Light Rail lines (E, F, and H). Although, the F line has been suspended since the beginning of the 
COVID-19 pandemic. Leetsdale Drive (RTD 83) also provides frequent service and these east-west 
bus routes primarily ferry commuters from neighborhoods in Near Southeast Area to Cherry Creek 
and the Central Business District for work and other social activities. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 

Figure 63. Transit Frequency in Near Southeast 
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Transit Frequency  

When deciding whether to use transit, one of the most important factors people consider is the 
distance to a transit stop. The neighborhoods within Near Southeast have a comprehensive street 
network that supports such access to transit. Not surprisingly, these neighborhoods show a higher-
than-average percentage of residents that commute by transit.  

Most of the ridership in Near Southeast occurs along Colorado Boulevard, Leetsdale Drive, Monaco 
Parkway, and Quebec Street. These major intersections tend to yield the largest ridership levels. 
Transit ridership is also significantly higher at the Colorado Boulevard and Yale Avenue Light Rail 
Stations. 

 
 

Figure 64. Transit Ridership by Stop 
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Quality of Life 

Introduction 
Rapid climate change—including rising temperatures and extreme weather events—is an increasing 
problem for our city, nation, and world. From 1984 to 2014, Colorado's statewide average annual 
temperatures warmed by two degrees (F). With a lack of tree shade and green space and an 
increase in climate change impacts, urban heat and extreme weather patterns are becoming more 
common. The City of Denver has already experienced hotter and harsher summers and extreme 
weather patterns, including drought, floods, and wildfires. Without intentional action, there will be 
devastating impacts on our environment, ecosystems, food systems, health, economy, and quality of 
life.  

Accessibility to parks, recreational areas, and healthy food options are key components to improve 
and maintain human health, quality of life, and environmental health and stability, especially with 
increasing threatening impacts from climate change. About 60% of the households in Near 
Southeast are within a ten-minute walk to a park. Tree shade is another component of improving 
human and environmental health and quality of life. Near Southeast has 40% tree canopy coverage 
compared to the citywide average of 19%. Significant tree canopy coverage is found in the 
Washington Virginia Vale and Virginia Village neighborhoods. Though, significant gaps in tree canopy 
coverage occur along the major arterial streets in Near Southeast, especially those lined with a high 
percentage of impervious surfaces. Tree shade helps keep urban environments cooler and helps 
maintain air quality from pollutants. 

Healthy Food Access Analysis 
Healthy Food Access 

There is lack of accessibility to healthy food options in Near Southeast. 65% (17 of 26) of the food 
retail locations in Near Southeast are convenience stores, including 7-Elevens, Circle K gas stations, 
Dollar Trees, and others. Only 8% (2 of 26) of the food retail locations are grocery stores, including a 
King Soopers and a Save-a-Lot. Although, there are also small food markets in Near Southeast, 
including an East Europe Market, Middle East Market, and others that make up 27% (7 of 26) of all 
the food retail locations.  

 

 Figure 65. Food Retail Destinations in Near Southeast 
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The map below shows physical access by mode to fresh food retailers within a ½ mile radius of the 
Near Southeast planning area. A summary of drivers of identified access and exposure issues and 
any barriers to improvement will come later as part of the Issues and Opportunities Report.  

 

 Figure 77. Fresh Food Retail Locations 
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Parks Analysis 
As stated above, accessibility to parks, open space, and recreational areas is crucial to the quality of 
life and human and environmental health. Sections of the Cherry Creek Greenway and the Highline 
Canal, both being key focal points for multimodal transportation use and recreation, are in Near 
Southeast Area. Other parks are dispersed among Near Southeast, including Garland Park, Cook 
Park, which has a recreation center, and Ash Grove Park. 

An amenities review at parks, recreation centers, and open spaces, as well as identified drivers and 
barriers will be coming in Spring 2022. Site visits to area parks and schools to verify/catalog 
amenities and ADA assessments will also be completed in Spring 2022. Evaluating the parks and 
open spaces in the spring will be more efficient for the review.  

Park Access 

A walkshed is the area that someone could walk to or from an origin or destination within a given 
distance. Park access is measured as a half-mile (approximately a ten-minute walk) from a park. 
Approximately 60 percent of the households in Near Southeast are within a ten-minute walk to a 
park. Four Mile Historic Park located in the Washington Virginia Vale neighborhood and the proposed 
new park located in the University Hills neighborhood are not counted in this analysis. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Figure 66. Park Access for Near Southeast Residents 



Draft Text Review  
 
 

  63 
 

Parkways 

Much of Denver’s unique identity and sense of place is built on the system of interconnected 
parkways, as well as parks and neighborhoods. The parkways in the City of Denver were constructed 
to follow Denver’s topography and natural water courses and were lined with both native and exotic 
trees and shrubs. Although, parkways can place additional restrictions such as setbacks on 
designated streets. Parkways in Near Southeast include Alameda Avenue, Cherry Creek Drive, 
Colorado Boulevard, and Monaco Parkway. Cherry Creek Drive follows the course of Cherry Creek 
and natural features, such as trees and shrubs, are all along the road. Numerous parks and open 
space follow the course of Cherry Creek Drive. On the other hand, Colorado Boulevard and Monaco 
Parkway border more industrial and residential land uses than Cherry Creek Drive. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Figure 68. Parkways in Near Southeast 
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Trees, Landscaping and Green Infrastructure Analysis 
Tree shade and green space are important components of improving human and environmental 
health and quality of life. Near Southeast area contains several parkways which aid in the tree 
canopy coverage along a few major arterials. Outside of the parkways, there are significant gaps in 
tree canopy coverage that occur along the major arterial streets in Near Southeast, especially those 
lined with a high percentage of impervious surfaces. Tree canopy can provide an important 
stormwater management function by intercepting rainfall that would otherwise run off of paved 
surfaces and be transported into local waters through the storm drainage system. On the other hand, 
tree canopy and shade also help keep urban environments cooler, reduce heating and cooling costs, 
lower air temperatures, reduce air pollution, increase property values, provide wildlife habitat, and 
can improve quality of life.  

Green infrastructure is public or private assets—including both natural and engineered facilities—that 
protect, support, or mimic natural systems to provide stormwater management, water quality, 
reduced flooding risks, urban heat island effect mitigation, reduced energy demands, climate change 
resiliency, and enhanced community livability. Green infrastructure can comprise trees, plants, 
parks, and greenways. 

The City and County of Denver have a document that provides information on urban green 
infrastructure guidelines and best management practices. Site-scale green infrastructure best 
management practices (BMPs) are the focus of Denver’s 2015 UltraUrban Green Infrastructure 
Guidelines which was published by the Public Works Department in 2016. The document contains 
detailed fact sheets for street-side stormwater planters, bump-out stormwater planters, green 
gutters, green alleys, and tree pit/tree trenches as well as information on how to design the above 
interventions to maximize safety and 
ease of maintenance. The guidelines 
explain that it is imperative that the 
design detailing for the planters is 
uniform across the area, and that the 
design of the green infrastructure 
should be customized while 
emphasizing safety. The document 
could influence the planning 
processes of Near Southeast Plan by 
providing detailed information on 
best practices for green 
infrastructure, improving human 
health and quality of life, and 
mitigating urban heat.  

 

 

 

 

 

Figure 69. Cherry Creek Bike Path 
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Tree Canopy 

Urban tree canopy cover is an important metric for a variety of reasons. The shade that trees provide 
helps keep urban environments cooler and helps to reduce air and water pollution by sequestering 
carbon dioxide from above and stabilizing soils from below. The urban forest is an important cultural 
and aesthetic part of the city’s identity. 

At 40%, Near Southeast has a higher-than-average tree canopy coverage compared to the citywide 
average (19%) with significant coverage found in the Washington Virginia Vale and Virginia Village 
neighborhoods. Significant gaps in tree canopy coverage occur along the major arterial streets in the 
study area, especially those lined with surface parking lots.  

Drivers of identified issues and any barriers to improvement will be added at a later date.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

Figure 70. Tree Canopy Coverage in Near Southeast 
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Stormwater Basin / Flood Areas  

Denver’s Green Infrastructure Implementation Strategy defines Denver’s urban watershed and the 
water quality impairments that exist 
within each water quality basin. By 
understanding the primary pollutants 
of concern and pollutant loadings 
within each basin, the City and County 
of Denver can design and implement 
innovative strategies that reduce 
pollutant loading to our urban 
waterways. The data on the Water 
Quality Basin Scorecard exhibits the 
severity of the water quality in certain 
areas of Denver, as well as the water 
basins that need water quality 
improvements and green 

infrastructure investments. The scorecard 
speaks to how large scale the problem needs to be addressed at. More specifically to Near 
Southeast, the City and County of Denver evaluated the city’s waterways in Near Southeast. Fecal 
indicators, including E-coli and total suspended solids (TSS), such as clay, sand, and decaying plant 
and animal matter, can contaminate waterways and streams for recreational use and can also 
impair aquatic life.  

 

Stormwater and flooding 

Like many cities across the country, the City of Denver is susceptible to flooding and water quality 
events. Flooding creates large-scale disruptions to all modes of transportation and strains people's 
lives, gridding a city to a halt. A city’s drainage system is designed to minimize the frequency and 
severity of flooding. Like the rest of the City, the Near Southeast is not immune to the threat of 
flooding. The frequency and severity of this flooding is mitigated by public and private stormwater 
infrastructure (a.k.a. drainage or storm sewers). 

Denver faces five primary challenges when evaluating and maintaining its drainage system. 1. 
capacity: large portions of Denver’s stormwater system were constructed before the modern 
engineering standard. This has led to a situation where many facilities are not large enough to 
handle current and projected future demand based on changing land-use and climate. 2. Cost: it 
requires large capital investment to bring stormwater systems up to modern standards. This cost is 
amplified due to stormwater infrastructure requiring excavation to replace and the impact this can 
have on other utilities and surface transportation. 3. Complexity: The integrated nature of stormwater 
conveyance systems with street networks and other underground utilities makes these systems 
complicated to install and repair. Especially when water quality, private property, and maintaining the 
health of the tree canopy are factored in. 4. Growth: redevelopment and increased pollutant surfaces 
have further increased the demand for an already undersized stormwater conveyance system. In 
order to ensure that future development does not overstress the network date evaluation tools are 
required. 5. A changing climate: storm frequencies, intensities, and duration are changing from 
historical patterns. Promoting the value of the South Platte River, improving flood management, and 

Figure 71. Water Quality Basin Scorecard 



Draft Text Review  
 
 

  67 
 

expanding natural habitat are all key priorities for the City and County of Denver and should all be 
considered in Near Southeast planning process.  

Stormwater in Near Southeast 

Based on The City and County of Denver Storm Drainage Master Plan (October 2019) the City is sub-
divided into 68 different drainage basins that range in size and capacity. Of these 68 basins, seven 
(7) are intersect with the Near Southeast planning area. These basins are as follows: Cherry Creek 
Mall, Upper Cherry Creek, Lower Goldsmith Gulch, Middle Goldsmith Gulch, University and Mexico 
North, University and Mexico South, and Harvard Gulch Upper Basin.  

Park hill – 6th Avenue: This basin handles storm water from both the Parkhill and 6th basin as well as 
the Parkhill and Colfax basin before draining in into City Park. The park hill and 6th basin are 
contained within the City park basin in which 40% of storm drains where identified as deficient, this 
limits the capacity of basin during storm events. There are no major recommended drainage 
improvements in the Storm Drainage Master Plan and the basin does not overlap with the 100-year 
flood plain.  

Cherry Creek Mall Basin:  this basin consists of a collection area of 2,928 acres and is fully built out. 
The basin drains Directly into Cherry Creek through 24 separate storm drain outfalls. Much of the 
storm drain infrastructure in this basin is undersized with an incomplete network of stormwater 
laterals. These issues are being addressed by upgrading the N. University outfall to a 90-inch pipe 
and the basin does not require major stormwater improvements. This basin scores high on water 
quality priority, indicating lower water quality and only 2% of the basin is within the 100-year FEMA 
flood plain. 52% of the basin is impervious surfaces. 

Upper Cherry Creek Basin:  Consisting of 3,585 acres this basin has become mostly neighborhood 
residential and parkland. As one of Denver’s newest development areas more of the stormwater 
system has more capacity than other parts of the city. This basin drains into Cherry Creek through 19 
separate outfalls. Smaller localized drainage issues have been reported and one major drainage 
improvement is recommended in the 2019 Strom Drainage Master Plan. This basin scores high for 
water quality priority, indicating lower water quality then some other basins and only 2% of the basin 
is within the 100-year FEMA flood plain. 64% of the basin is impervious surfaces. 

Lower Goldsmith Gulch: The lower gulch covers an 8 square mile area and has been the subject of 
multiple improvement projects. The channel has been stabilized and regional parks with detention 
facilities have been constructed along the gulch. Increased capacity for the drainage basin in Bible 
Park located on the edge of the planning area. There is currently one major drainage project 
recommended and 5% of the basin is within the 100-year floodplain. The basin is 51% impervious 
surfaces. 

University and Mexico North: A tributary of the South Platte River, this basin is 2.81 square miles and 
includes both commercial and residential properties. Most of the basin has appropriate storm 
drainage capacity.  the basin is 54% impervious and does not overlap the 100-year floodplain.  

University and Mexico South: The basin is 2.29 square miles and is a tributary to the South Platte 
River. Storm drain improvements have been made along the corridor and there are no major 
drainage improvements recommended. The basin is 51% impervious surfaces and 10% is within the 
100-year floodplain. 
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Harvard Gulch Upper Basin: The basin is 3.84 square miles crossing the Denver City and county 
boundary. Manny of the existing storm drainage facilities in the basin are undersized and in need of 
upgrading. There are major recommended drainage improvements and 52% of the basin is 
impervious with 25% in the 100-year floodplain.  
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Figure 72. Stormwater Basins in Near Southeast 
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Water Quality and Pollutants  

Human activities and urbanization contribute heavily to the pollution loading of water bodies. Like 
many urban areas, Denver is not immune to pollution in its water bodies. The Environmental 
Protection Agency, (EPA) has laid out standards that surface water must meet. Once these 
thresholds are exceeded a water body is declared impaired. Impaired water bodies mean they are no 
longer beneficial to aquatic life, water supply, recreation, or agriculture. Once declared impaired a 
plan must be completed to help the stream or water body return to health. This is usually achieved 
through calculating the Total Maximum Daily Load (TMDL), a figure that represents the pollutant load 
a water body can absorb while still maintaining its full beneficial uses. In order to calculate TMDL the 
city measures four different contaminants, Fecal indicators (E-coli), Total Suspended Solids (TSS), 
and Nutrients (total Nitrogen and Phosphorous.  

Water Quality in Near Southeast 

Water quality and pollution loading is a complicated interplay of many factors with no singular cause 
or solution to ensure clean waterways. This is true throughout the City and County of Denver, 
including in the Near Southeast. The City and County of Denver performed a Green Infrastructure 
Planning process in (2017) in which they evaluated the city's waterways. The following section will 
look at water quality and pollution loading in the Near Southeast planning area.  

Indicators 

Fecal indicators: E-coli contaminates nearly 180,00 streams impaired for recreational use national. 
Currently, the City of Denver considers any waterway with less than 235 colony forming units per 100 
milliliters to be safe to swim in. Identifying and controlling bacteria sources present significant and 
costly challenges for municipalities. Sources vary and include human, animal, and environmental 
sources. A few representative examples include leaking sanitary sewers, illegal connections to storm 
sewer systems, homeless encampments, urban wildlife, domestic pets, and persistent naturalized 
sources such as biofilms in storm drains and sediment. The near Southeast planning area’s water 
basins are classified as medium-high to high risk for E. coli and fecal coliform. E-coli levels can be 
reduced through implementing appropriate pet waste disposal, reducing litter, and implementing 
green infrastructure that will serve to filter runoff.  

Total Suspended Solids (TSS): Total suspended solids (TSS) include a variety of particles in water 
such as clay, sand, sediment, silt, and decaying plant and animal matter. While TSS is naturally 
occurring, too much sediment can impair aquatic life, and carry bacteria that is attached to the 
sediment. The near Southeast stream basins are classified as medium-low for TTS. Mitigation 
strategies include Street sweeping, storm sewer maintenance, stormwater controls measures 
implement during construction or land disturbing activities, and green infrastructure that allows 
sediment to settle and filter out of stormwater during infiltration.  

Nutrient: Nutrients, including nitrogen and phosphorus, occur naturally and are essential for plant 
and animal growth; however, an overabundance of nitrogen and phosphorus in surface waters can 
cause adverse effects. An excessive amount of these nutrients can lead to alga blooms and smother 
aquatic habitats. Elevated nutrient loading is caused by human activity, including wastewater 
discharge, the burning of fossil fuels and fertilizers applied to residential and commercial 
landscaping, stormwater, animal waste, and sewage leakages.  The near Southeast planning area is 
listed as Medium to Medium-High for nutrients. Nutrient levels can be reduced by capturing and 
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filtering particulate before it becomes TSS, this is important because nutrients are often particulate 
bound.  
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Floodplain  Figure 73. Land Uses, Impervious Surfaces and Green Space in Near Southeast 
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The map depicted in Figure 70. Floodplains in Near Southeast below show the potential inundation 
areas during a 100-year and 500-year storm event. Throughout Denver, the streets are designed to 
handle up to 12 inches of stormwater. The location and depth of the potential inundation areas are a 
result of the natural terrain, undersized stormwater infrastructure system, increased impervious 
surface affecting stormwater runoff, and duration and intensity of a rain event. Depths greater than 
12 inches are considered potential inundation areas and are shown on the map with orange/pink/ 
green tones. The map shows some areas of Near Southeast area with flood depths greater than 12 
inches, specifically along the Highline Canal and Cherry Creek, and parts of Monaco Parkway in the 
Virginia Village and Goldsmith neighborhoods. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

Impervious Surface 

Figure 73. Floodplains in Near Southeast 
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Many surfaces that were once permeable have now become impermeable. These absorb the sun’s 
energy while trapping heat. Over the scale of a city, this extra absorption of energy causes urban 
landscapes and air temperatures to become hotter than their surrounding rural counterparts. Locally 
hotter temperatures cause discomfort for residents, increase cooling costs, and stress local plants. 
Near Southeast’s impervious surface coverage of 39% is lower than the citywide average of 44%. 
However, a significant amount of impervious surfaces can be found in the parking lots along 
Colorado Boulevard, Evans Avenue, and Leetsdale Drive. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

Surface Temperature 

Figure 74. Impervious Surfaces in Near Southeast 
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The surface temperature index is associated with decreased air quality and increased energy 
consumption for cooling. Surface temperatures in Near Southeast tend to be hotter where 
impervious surface coverage is greater, especially along the major corridors in the study area. The 
warmest average surface temperatures tend to be found along Colorado Boulevard, Evans Avenue, 
and Leetsdale Drive. Collectively, approximately 23% of the study area has a hot surface 
temperature compared to the citywide average of 19%. According to Denver Parks and Recreation 
Game Plan, future summers in Denver are predicted to be hotter with an average high of 96°F, a full 
ten degrees warmer than today’s average. This will have major impacts on human health and quality 
of life.  

 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 75. Surface Temperatures 
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Hazards  

Figure 74 Brownfield Sites and Data, shows potential environmental health hazards based on data 
from the Colorado Department of Public Health and Environment. Many of these hazards have been 
mitigated previously, but the map indicates areas where extra precaution should be taken, and 
additional expense may be incurred by new development for required remediation. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 76. Brownfield Sites and Data 
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