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The Need

One of the most significant institutional decisions associated with
the Stapleton redevelopment program is the type of management
structure created to guide the site’s disposition and development.

The 4,700 acre Stapleton site is owned by the City and County of
Denver. Iis disposition is subject to specific obligations imposed
by the Charter of the City and County, commitments to airport
system bondholders, federal grant conditions, provisions in airline
tenant leases and other sources. Fundamentally, however, the
City and County is the owner and the Mayor and City Council
are the ultimate decision-makers. This fact places the City and
County in the role of owner and potentially direct participant in
the development and management of land, rather than its more

traditional role of regulator of the use of privately owned land.

The City and County seeks to dispose
of the Stapleton property in a prudent
fashion and achieve a positive financial
return on the asset. Given the enor-
mous size of the asset, this disposition
is likely to take place over time rather
than through a single transaction or con-
veyance. In addition, the City and
County hopes to advance a number of community economic
and social objectives through the reuse of the Stapleton proper-
ty. The City and County’s opportunity to do so is potentially
much greater as an owner of land rather than simply a regula-
tor, It can and must, as an owner. assure quality development.

The City and County will seek ways to atiract privale interest and
investment i the Stapleton property. Successful redevelopment
from a financial and community perspective will require ongoing
public involvement (beyond normal regulatory approvals), in one
form or another. The alternative would be to eliminate public
involvement at the outset and convey the entire site immediately
to one or more private parties (assuming willing buyers exist),

Absent adopting this approach, the public will be a participant at some
level in the redevelopment process. The roles it plays and the vehicle
or vehicles it uses to play them may well be critical to the long-term
success of the redevelopment program. The public management role

must encourage, rather than substitute for, private involvement.

The important question becomes how best to structure the public
involvement. There is clearly a need to balance the desire for con-
tinuing public accountability with the desire to create a vehicle
capable of operating in an efficient, professional and flexible fash-
ion. Given that redevelopment activity could span more than 30
years, it is essential that a structure be developed that can provide
continuity and be somewhal insulated from short-term pressures

and the uncertainties of four-year election cycles.

Roles and Possible Structures

The structure established may need to address a number of gover-
nance, management and financing requirements of a long-term
redevelopment program. For example, a public redevelopment
entity may need to perform or otherwise require the ability to
address the following:

* project management

= service delivery

= programming and management of events and interim uses on the site
= physical and financial master planning

= sales and leasing

« project phasing

« financing and provision of site improvements (infrastructure and
amenities)

= communications and community outreach

= programmatic activities (training and economic development pro-
grams, project financing, incentives, affirmative action programs,

rescarch, ete.)

= design review and other quasi-regulatory functions



Discussion of possible management structures for the rede-
velopment program began in 1990-1991 as part of the
Stapleton Tomorrow process. More recently, a work group
convened by the Stapleton Redevelopment Foundation and
composed of representatives of the City and County adminis-
tration, City Council, Citizens Advisory Board, Stapleton
Redevelopment Foundation and the Denver Urban Renewal
Authority reviewed the range of possible options. In addition
to exploring the possible roles a management or development
entity might play, the work group considered the characteris-
tics that might be essential or desirable in such an entity.

The work group reviewed five categories of options for a
Stapleton development entity. Those categories included:

«. A newly formed 501(c)(3) nonprofit development corporation.

» The Denver Urban Renewal Authority (DURA) or a sub-
structure created under DURA consistent with provisions of
urban renewal law.

+ A newly created public development authority, requiring spe-
cific authorization by the Colorado General Assembly.

+ A new entity created pursuant to the Intergovernmental
Agreement provisions of Colorado law.

+ A City and County department or agency operating under the
City and County Charter.

Recommended Approach

The recommended approach that emerged involves the City
and County and DURA entering into an agreement to create a
third structure, a nonprofit development corporation. In gener-
al, the structure would have the following characteristics:

* The City and County and DURA would create a third entity
to assume responsibility for management of the Stapleton site
and redevelopment project.

= The entity would be a 501(c)3) corporation governed by a
board of directors appointed by the Mayor and DURA
Commissioners and confirmed by the Denver City Council.
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THE ATTRIBUTES OF THE MANAGEMENT STRUCTURE
SUGGESTED AS APPROPRIATE AT THE QUTSET OF THE
INVESTIGATION INCLUDED THE FOLLOWING:
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* The City and County would provide initial operating support to
the entity with the expectation that it will ultimately be financially
self sufficient. The City and County will have a formal operating
agreement with the entity defining its role and responsibilitics.

» The entity would function
on behalf of the City and
County and would have the
necessary capacities to per-
form required functions (man-
age, lease, sell, contract, pro-
vide services, elc.). The entity
would operate outside of City
and County contracting, per-
sonnel and other systems.

* The entity could issue lax-
exempl revenue bond debt to
finance infrastructure and
site improvements with prior
approval of the City and County. DURA would provide any
necessary urban renewal powers such as tax-increment financ-
ing, if requested by the entity and the City and Counly 1o do so.

» The entity would function consistent with open meeting and
open records provisions and would adopt a code of ethics to
govern members of its board and its staif.

» The entity would be exempt for purposes of Amendment 1.

» The entity could take title to Stapleton property if necessary
and subject to exisling requirements and obligations,

The approach described above has been recommended by the
work group to the Mayor and City Council. The drafl docu-
mients necessary to create such a structure have been be devel-
oped by the City and County and the Stapleton Redevelopment
Foundation and reviewed by the Citizens Advisory Board.
Consideration and creation of a new entity is expected to take

place at approximately the same time as consideration and
adoption of the Stapleton Development Plan by the City
Council. Transition of responsibility to the new entity would
begin following adoption of the Development Plan. Once tran-
sition to the new entity has been substantially achieved, it is the
intention of the board of the Stapleton Redevelopment
Foundation to sunset the foundation.

In addition to the legal steps required to create and empower a
new development entity, there are additional issues that will
need resolution. Funding sources for the development entity
must be identified and committed. Once operational, the gov-
erning body of the development entity will need to work with
the City and County, airlines, FAA and others to further define
how best to fulfill the fair market value obligations associated
with disposition, as well as the mechanisms and timing for
addressing issues such as transfer of title, environmental reme-
diation and long-term responsibility for stewardship of

Stapleton assets prior to disposition or conveyance.

Beyond these activities, the City and County will continue to
exercise a variety of responsibilitics that will influence the
nalure and pace of redevelopment of the site. The City and
County will continue to exercise its role as regulator of land
use, provider of services and general purpose government of
the jurisdiction in which the Stapleton property lies. In addi-
tion, the City and County will continue to have oversight of
implementation of the Development Plan from a policy per-
spective and approval responsibilities with respect to the
issuance of debt and creation of other financing and regulatory
mechanisms. Creation of a development entily to manage
development activity will not alter the City and County’s ulti-
mate responsibilities with respect to development of the site. It
will, however, shift the day-to-day responsibility for the con-
duct of the business of redevelopment to the new entity. The
Mayor and City Council will retain their role as the ultimate
policy-makers and the ultimate point of accountability for the
redevelopment program.
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FORCEFUL AGENT OF

CHANGE. AS BUSINESS

LEADERS, WE ARE
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PHASING STRATEGY

The full buildout of the Stapleton site will likely span several
decades. The exact sequence of events over this period of time
cannot be predicted with precision. It will be important, how-
ever, Lo focus development activity in a selected set of subareas
and provide improvements and service extensions in a logical
and efficient fashion.

Following are specific phasing principles with respect to the
location, timing and type of development.

Location of Development - Given the large scale of the site,
carly development should oceur in a limited number of loca-
tions, allowing for concentrations of investments in infrastructure
and amenities and avoidance of the need to make expensive site
improvements in multiple locations at the same time,

Each area of development should facilitate efficient extension
of infrastructure and services, by taking advantage of opportu-
nities to build on existing site improvements and utilities.

Timing of Development - New phases of development
should not be initiated until previous phases have reached a
critical mass necessary to support facilities and services such as
schools, retail services, public transportation, etc. In addition,
the phasing sequence should allow sites to be reserved whose
maximum potential cannot be realized until value has been cre-
ated by prior development and changes in the site’s identity.

Property disposition or improvements made outside of an intended
phasing sequence may be appropriate at times, but should not
unduly limit future (lexibility and should not trigger additional
financial obligations that cannot be reasonably accommodated.

Within the northern portion of the site, development of an open
space system should be encouraged as early as possible.

Type of Development - Larly phases should contain a mix
of uses and provide a balanced picture of the larger vision
for full buildout of the site. Each identified phase must
respond to market opportunities and set a precedent for high
quality development.

PHASE 1 DEVELOPMENT
RECOMMENDATIONS

Adherence to the phasing strategy described above could result
in a number of different ultimate development scenarios.
Regardless of the exact sequence of events, the initial stage of
development should be focused on District I (the southwest
comner of the site), District V (the Havana Street corridor
immediately south of the King Soopers site) and the open
space system. The terminal area, District Il, could also be part
of early development activity. Its fate and timing are depen-
dent in part on market response to solicitations of interest in the
terminal building and associated improvements.

Districts 1 and V respond most effectively to the phasing crite-
ria established. Both areas can build upon existing access and
utility improvements. Both areas are adjacent 1o developed
portions of the community that support similar land uses to
those identified in the Development Plan. District I can be
developed as an extension of the existing residential grid.
District V has already attracted market inlerest as a site for
office. manufacturing, warchouse and distribution activities.
There appear to be current market opportunities for both of
these Districts. The environmental condition of cach of these
Districts, while not uncomplicated, does not appear to prevent
their inclusion in Phase I of the development program.

The Stapleton open space system will take many years to reach
maturity and will do more to change the character and identity
of the site than any other improvements. Several of its compo-
nents, such as Bluff Lake, Sand Creek, Westerly Creek, the
Sandhills Prairie Park and drainage system may be eligible
candidates for funding from outside sources. For these rea-
sons, development of this system should commence with the
development of Districts I and V as part of Phase 1.



EARLY ACTION ITEMS

The development corporation will have several immediate pri-
orities to address relared to project finance, marketing, com-
munications, planning, infrastructure design, project
management, assel management, pursuit of demonstration
opportunities and additional studies. These priorities are sum-
marized below. Work has already commenced in many of
these areas. In addition, a phasing strategy has been devel-
oped which identifies Districts | and V as areas of initial
development for residential and business and other uses.

1. Redevelopment Management Structure
- define character and role of the organization
- appoint the Board of Directors

determine funding mechanisms
- identify and hire staff

2. Regulatory and Institutional Structure

- prepare and adopt site infrastructure and subdivision plans

- adopt master rezoning ordinance

- permanently designate open spaces through conveyance,
easement, dedication or other mechanisms, as appropriate

- develop regulatory incentive and programmatic structures
to support the development program’s environmental,
social and economic objectives

- establish a Transportation Management Organization

3. Finance
- develop initial infrastructure funding mechanisms
- identify imnal carrying cost funding sources
- identity initial environmental remediation funding sources
- develop open space funding structures
- develop final impact fee structure

4. Marketing/Communications
- develop and implement land marketing program
- develop and implement existing building marketing program
- develop communications and public outreach program
- develop and implement strategies 1o attracl environmental
science and technology tirms
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5. Planning and Infrastructure Design

- develop plans for initial northern site storm drain
improvements and diversion of Havana ditch flows from
Havana Lake
identify and design infrastructure improvements for subar-

eas of Districts ] and V

complete design of Sand Creek corridor restoration

improvements

- complete design of Westerly Creek channel restoration
improvements

- commence planning and design for the leaming golf course
adjacent to Westerly Creek

- commence design of the District VITI Prairie Park

- continue Section 10 design coordination with the Rocky
Mountain Arsenal National Wildlife Refuge planning and
Commerce City’s planning of Section 9

- prepare tree planting program for Montview Boulevard

Redevelopment will take several decades to
complete. Interim management of the site and
its facilities will be critical to early success.
Initial employment, housing, open space and
infrastructure projects must contribute to a
strong, new identity for the site.
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6. Project Management

complete terminal reuse solicitation process

initiate first phase of airficld recycling program to support
new road and site improvement construction

construct 56th and 51st Avenue roadway improvements
construct northern sile stormwater management
improvements and diversion of Havana ditch flows
from Havana Lake

construct infrastructure improvements for subareas of
Districts [ and V

commence Sand Creek corridor restoration and trail
development

commence Westerly Creek channel, water quality,
stormwater management and trail improvements

conlinue on site environmental remediation activities
coordinate with the Denver Smart Places Project
complete King Soopers and Union Pacific transactions and
manage development of these initial business environments

- initiate tree planting program along Montview Boulevard

7. Asset Management

implement property management program
implement site security program

selectively demolish and recycle structures and
airfield improvements

implement interim management and events program

8. Demonstration Opportunities

Pursue homebuilding demonstration opportunities for
District [ with partners inlerested in promoling resource

conservation and other sustainable development objectives.

Pursue infrastructure demonstration opportunities, includ-
ing water reuse for golf course and open space irrigation
and waste minimization, reuse and recycling through ini-
tial elements of a resource recovery program.

9. Additional Studies

10.

evaluate village scale energy system application to Phase |
neighborhood development

develop a tree planting program

develop short and long-term water and wastewater man-
agement strategy

identify feasibility of a solid waste resource village
continue joint visitor facility and program planning with
U.S. Fish and Wildlife Service

participate in the RTD rail corridor alignment

identify and complete necessary environmental studies
evaluate and recommend appropriate open space manage-
ment strategies

participate in the DRCOG I-70 corridor study

identify and evaluate options to provide mnovative educa-
tional opportunities

Social and Economic Strategies

Create a business plan for the Center for Environmental
Technology and Sustainable Development including pur-
suit of an environmental business incubator.

Develop a program to expand entreprencurial skills of sur-
rounding and new residents.

- Creale a task force to develop an education and job training

delivery model for Stapleton and to identify specific K-12
educational options for future residents.

Pursue establishment of, and funding opportunities for,
school to work programs with employers recruited to the site.,
Evaluate Stapleton buildings for reuse as educational or
community facilities.

Initiate collaborative planning efforts with Aurora to
rejuvenale the area between Stapleton and Lowry.



CURRENT WORK ON ACTION ITEMS

Prior to and during the creation of the Development Plan, work
has commenced on a number of these action items. This work

ranges from carly site restoration and open space improve-
ments to actual disposition of sites for industrial use. A brief
status report on the most significant current project activities is
provided below.

Bluff Lake
Environmental
Education
Center: The Bluff
Lake area, in the
southeast corner of
the Stapleton site
(hetween Havana
Street and Sand
Creek) is being developed as an environmental education cen-
ter. Initial funds ($1 million) for restoration and development
of the site (for restrooms, interpretive signage, etc.) have been
committed by the City and County of Denver as part of a set-
tlement of a lawsuit with the Sierra Club over water quality

violations in Sand Creek.

The Friends of Sand Creek — a coalition of representatives
from the Denver Parks and Recreation Department, Denver
Public Schools, Stapleton Redevelopment Foundation and
the University of Denver Environmental Policy Program —
has pursued the development of programming for the site.
Crants from the U.S. Forest Service and 1S, Bureau of
Reclamation will allow the group to hire a program adminis-
trator in the winter of 1995, who will work with educators/
advisors, funders, volunteers and local schools to begin on-
site programming in the fall of 1995, The group is also
exploring the possibility of serving as a satellite location for
the Colorado Division of Wildlife's Urban Wildlife
Education Center at the Denver Zoo.
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Rocky Mountain Wildlife
Refuge: The Rocky
Mountain Arsenal National
Wildlife Area (a 27-square-
mile site to the north of
Stapleton and east of
Commerce City) is undergo-
ing a transition from its for-
mer use as a U.S. Army
chemical weapons plant and
Shell Chemical Co. pesticide
production facility to its

4
;
;
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development and protection as a Congressionally designated
National Wildlife Refuge under the jurisdiction of the U.S. Fish
and Wildlife Service. The Army and Shell Oil are undertaking
cleanup to address groundwater and soil contamination prob-
lems. Onee cleanup is complete, the National Wildlife Area
will officially become part of the National Wildlife Refuge sys-
tem. The National Wildlife Area contains important wildlife
habitats, including winter communal roosts for bald eagles and
several other species of raptors. A master planning process for
the Wildlife Refuge is currently underway, and should be com-
plete by the fall of 1995.

The Stapleton Redevelopment Foundation has entered inlo a
Memorandum of Understanding with the U.S, Fish and Wildlife
Service, formalizing an ongoing process of cooperative plan-
ning between the two entities for the adjacent sites. The north-
ernmost portion of the Stapleton site (Section 10) is surrounded
on three sides by the National Wildlife Area. Possible areas for
cooperation include the siting of visitor facilities on Stapleton
land leading into the Wildlife Area; cooperative wildlife and
land use management strategies between the Wildlife Area and
the Stapleton Sandhills Prairie Park and drainage corridors; joint
educational program and interpretive area development; and
cooperative planning among the U.S, Fish and Wildlife Service,
the Stapleton Redevelopment Foundation, and Commerce City
for the future development of Section 9 of the Wildlife Area,
which is to be sold for private development.
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Sand Creek
Corridor:

The Stapleton
Redevelopment
Foundation is coor-
dinating a coopera-
tive master

planning effort —
E oY etk P involving the cities
of Aurora, Commerce City and Denver — for the inventory, restora-
tion and development of trails along Sand Creek, which runs
through the center of Stapleton. Consultants are already under
contract to begin trail planning and design work in the Denver
and Commerce City segments. Once complete, the Sand Creek
Carridor trail will join the High Line Canal and South Platte
river lrail systems to form a complete circuit trail around the city.
The Corridor will form the southern edge of the proposed
Emerald Strands trail system in the northeast metro area.

To fund this effort, the cities have requested a grant from Great
Outdoors Colorado. The cities hope to create an independent,
non-profit support and advocacy group for the greenway: a
“*Sand Creek Conservancy.” Their effort is being coordinated
with the EPA Sand Creek Corridor Watershed Brownfields
Project, aimed primarily at improving environmental health and
economic development in Commerce City along Sand Creek.

Westerly Creek
Multiple Use Greenway
and Water Quality
Area:

Westerly Creek is a tribu-
tary to Sand Creek that
runs [rom Fairmount

Cemetery in the south-
east, through the former Lowry Air Force Base, and enters
Stapleton at Montview Boulevard, nine blocks to the north of
Lowry. On Stapleton, the creek runs approximately one and a
half miles from Montview to the confluence with Sand Creek.
Most of Westerly Creek now runs through pipes and lined chan-
nels, and is managed as a storm drain.

In coordination with the city of Aurora, the Urban Drainage and
Flood Control District and Denver Waslewaler, the Stapleton
plan will uncover buried creek segments and restore Westerly
Creek as an ecologically healthy, multiple-use river corridor.
Enhanced wetland and ponding areas will improve water qual-
ity — a cost-effective alternative to repairing and replacing
existing broken pipes. The Stapleton restoration activity will
serve as a model for replication along the length of the creek.
The creek improvements have also been proposed as a national
demonstration for management of non-point source pollution.

Residential
Development
Pilot Project:
This project would
create a model
energy-efficient
residential devel-
opment. Among
those involved in
the initial discussions have been Public Service of Colorado,
the Electric Power Research Institute, the National Renewable
Energy Laboratory, the Governor’s Office of Energy
Conservation, the Public Utilities Commission and the Denver
Smart Places Project, through Denver Department of Health
and Hospitals. Such a development could showcase available
technologies for energy-efficient and environmentally benefi-

cial construction and the use of renewable energy sources, The
project could serve to demonstrate and monitor the short- and

long-term costs and benefits of such technologies. The devel-
opment would be privately built and financed.

“Groundswell”
Community Farm and
“Just Say Wheoa!" at the
Urban Agriculture Center:
The Denver Urban
Gardens and a non-profit

equestrian program for at-
risk youth have proposed a community farm, to be developed
and located on land near the existing city nursery facility in



District V. This area has been designated in the development
plan as an “Urban Agriculture Center.” The proposal offers an
early opportunity to meet long-term goals for the site. The farm
would provide job-training and experiential education program-
ming for disadvantaged populations, as well as food for the
needy. The development and maintenance of the facility would
be funded through program fees and private “shares™ in the farm
program (using the community-supported agriculture model).

Environmental
Remediation:
Remediation of
identified surface,
subsurface and
groundwater conl-
amination has
been ongoing for
several years and
will continue for several more. The Development Plan

Resource Document describes the location and types of contam-

ination as well as the ongoing remediation efforts.

The environmental remediation and restoration of natural fea-
tures — such as those at Bluff Lake, Westerly Creek and Sand
Creek — will create a solid foundation for future development.

S6th Avenue:
Within three
months after air-
port closure, con-
struction will
commence on
56th Avenue

across the north-

crn portion of the
Stapleton site. Initially this facility will be two lanes, but right-
of-way has been reserved for up to six lanes. A bridge struc-
ture has been included in the roadway design to provide a
grade-separated connection for trail connections, drainage and
the safle transit of people and wildlife.
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Runway
Recycling:
Efforts are under-
way to identify a
contraclor or con-
tractors imterested
in a long-term

recycling program

for the site.
Recycled airfield material will be used in the construction
of 56th and 51st Avenues, as well as site improvements to
the King Seopers site.

Terminal:

The City and
County of Denver
has begun a
process o solicil
qualifications in
order to identify a
firm or firms to
acquire (by lease
or purchase) and redevelop the Terminal complex portion of
Stapleton. The complex consists of the two-million-square-

foot Terminal building, an attached 4,300-car parking garage, a
number of adjacent hangars and other buildings — totaling up

to one million square feet, and up to 600 acres of land.

Industrial Land Sales:

Currently two land sales are in various stages of completion.
Both involve land designated for industrial and commercial
development, in an area bordering Havana Street on the east,
56th Avenue on the north and Interstate 70 on the south.

One of the parcels, covering approximately 140 acres north of
51st Avenue, will be sold to the Dillon Real Estate Company,
known locally as King Soopers. The land is zoned for whole-
sale grocery storage processing and distribution. Construction
will begin in the spring of 1995, with gradual development

over the next 10 to 15 years. The acquisition schedule calls for




STAPLETON'S ASSET

MANAGEMENT PROGRAM

SEEKS TO PRESERVE,

ENHANCE AND CAPTURE

THE VALUE OF THE

SITE'S 4,700 ACRES.
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lake-downs over a five-year period, including options that may
affect the ultimate parcel size. The first takedown, approxi-
mately 19 acres, occurred in May, 1995,

The other parcel, covering
approximately 280 acres south
of 51st Avenue. will be sold to
Union Pacific Realty, a
national developer. Plans call
for a “high-end™ business park
development, in harmony with
the master plan. Closing is
anticipated in the summer of
1995, contingent upon zoning acceptable to both parties.

To facilitate these land sales, the City will purchase environmen-
tal insurance, which will cover potential costs of litigation and
remediation. Coverage will be assigned to the buyer at closing.

In both cases, the buyers are required to incorporate design
guidelines, extensive landscaping and Urban Drainage Best
Management Practices. The buyers are also encouraged to
implement environmentally sustainable practices — as identified
and refined over time — in building and infrastructure design.

Asset Management: Stapleton’s Assel Management program
seeks to preserve, enhance and capture the value of the site’s
4,700 acres, including its more than 4 million square feet of
developed space, its diverse infrastructure and its unique
topographical and natural drainage features. In the near term,
plans are in place for the orderly closure, maintenance and demo-
lition of existing buildings; grounds and building security; land-
scape maintenance; signage: and snow removal.

Economical buildings
will be leased for the
interim uses reflected in
transitional zoning legis-
lation. The buildings
have already attracted
considerable interest for

light industrial use. The
site’s unigue facilities will be marketed as venues for special
events — “human-scale” activities designed to transform
Stapleton’s image from that of an abandoned single-use sile o

that of an interesting mixed-use site.

The Denver Smart Places Project:

A public-private partnership of local, state and national inter-
ests has been created to develop The Denver Smart Places
Project for use in Stapleton redevelopment. The project
involves the adaptation and application of a GIS-based energy
modelling program (PLACE3S - Planning for Community
Energy, Environmental and Economic Sustainability) to the
Stapleton site. The development and use of this tool for sub-
area planning will greatly aid efforts to meet the goal of sus-
tainable resource use (for energy, air, water and land resources)
on the site. The project also demonstrates the benefits of inno-
vative planning and technology for community development.
The program has proven to be a valuable planning tool in loca-
tions as diverse as San Jose and San Diego, CA; Tucson, AZ,
Portland, OR and British Columbia.

Project partners include the Denver Department of Health and
Hospitals, Environmental Protection Division; Public Service
Company of Colorado; Electric Power Rescarch Institute
(EPRI); Colorado Public Utilities Commission; Governor’s
Office of Energy Conservation; USEPA; Environmental Defense
Fund (EDF) and the Stapleton Redevelopment Foundation.
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A New Approach

Through its history, the Stapleton site has
changed dramatically. It is about t& (4
change again. Stapleton’s closure and
reuse is not an isolated eyent. The entire
region continues to t_:hange and mature.
The challenges we face today are more
pressing and more compiex than those of
the past, Stapleton’s next life needs to be
part of a meaningful response to the eco-
nomic, social and environmental demands
of the 21st Century. Stapleton presents
many opportunities to the Denver commu-

nity. The choices are ours to make.



The Development Plan presented in this document represents a
new approach — to planning and design, to markets and regula-
tion and to governance, It sels out a very ambitious agenda, but

one that is within the capacity of the community to achieve.

What is the alternative? We can leave sites like Stapleton
behind, and continue to urhanize the far edges of the metropol-
itan area at a rapid rate. This pattern addresses few of the
region’s economic and social needs, and compounds environ-
mental damage exponentially. We ¢an encourage Stapleton’s
development in‘a more conventionalfashion, biit will a market
with an enormous supply of land suppqp_such an appmacﬂ’
Will Stapleton really change. or willit become'a matginally-
used site. that contributes littlein the end toghe renewal of
northeast Denver? :

Simple infilling of'the site ismot enough. Liquidation isnot the
answer. The community must pursue a more significant future
for the Stapleton site. It must have the proper tools and it must-

~have the perseverance to pursue community development goals

over an extended period of time. It must also have the private

partners who are willing to share and invest in this vision.

If the development of Stapleton follows the direction outlined in

this Development Plan, what will the community have gained?

First - a joh base that increases the depth and diversity of the
regional economy, oriented towards expanding markets.
Development of this job base must be accompanied by an
increased commitment to develop skills in all segments of the
population to participate in this job base.

Second - communities that can work in the 21st Century, com-
bining the best of the old and the new. The communities cre-
ated at Stapleton will excel in training and educate people.
They will be better prepared to support diversity. encourage
participation and lacal control and satisty the needs of people.
Community: structure and technology will promote rather than
diminish a sense of community.

Third - an unprecedented expansion of open space and recre-
ational opportunities. The benefits of these resources will
accrue o the entire region.

-

Fourih - a siart in reversing the trend towards living beyond
the capacities of the natural environment. Stapleton will
consume far less‘and produce far fewer impacts. It will do
so not-at the expense of people and economic needs, butas a
fundamental part.of the community’s approach 1o addressing
these needs.

JMagq.sf,bﬂhe Future

Whatwill life at Stapleton really be like in ten, twenty or thir-
ty years? We close with four possible glimpses of that future.

2
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¢ In Da:ve: and Dorothy Mitchell® shmmgg;aunn their lzg‘w fil-
& ki .I_:.:&trat:on a“y'\lem will revolutionize drinking water s_ ,n
~ around the world. Th M’tt,hclh designed the d _c'é sever-
al‘months 4go, but finding the right pl@:e to deve
- proving difficult. Without lh&resoum of Sta]:uletfm s
Twhﬂn]ogy Incubator, theu' invention m:g&t never ha:ve lett

the draying board. R [ a

- .-_, L

o
After touring the lncubamr —on lhe bfﬂﬂﬂdﬁ oF Lhe,,(umgr
Stapleton Tnternational Ai WBS%W it

1§ suﬁﬁ\mr needs perfec[:(),‘ Zﬂ@were looking fora -~

hat mﬂe@ed their concem' lgor the environment;

apletor eﬁceeded their expecfaﬁom Each of the

~y mcubator s buildings incorporates- teeycled runway con-
crete, passive solar design, hl&_h-ﬁfﬁLlCﬂCj’ lighting, and low
reduced by more than'75 percent. Recycling alse ¢t :

ff; X
waste and Iandﬁli c%ﬁts F;%}*ﬁ ¥

water-use plumbing. Overall energy costs have bcen

'_ ng Mncltfgii-:m_'e equally. apggmlauvé of Smplemn s land-

" seapé. The building they Oﬂﬁupy st 301 @ grecnways

38 offering a smmculasmw of ﬂwmcm&ms A nearby trail

leads from the fncubatgr to Sand Creek, passing through a
nmjorpark along lhe"f-'ay Stapleton’s recreational amenities
will provide a welcome respite from long days at the office.

Better yet, getting to the office will not take the Mitchells
all day. While they live on the opposite side of town, a
shuttle — funded by Stapleton employers and the local
Transportation Management Organization — will bring
them directly to the Incubator. And thanks to Stapleton’s
investments in information technology, some of the
Mitchells’ employees will be able to remain at home and
telecommule. Many of the Incubator’s other tenants hike or
bike to work; a wide range of housing also lies within walk-
ing distance.

" STAPLETON TECHNOLOGY Iucﬁem'ron A

While the Mitchells were attracted by Stapleton’s infrastruc-
ture, they were sold by its workforce. The Incubator and
the services that surround it have helped make Denver a
major center of environmental technology. Stapleton has
emerged as a major employment center within the region.

A number of leading businesses and laboratories have
moved m L];]cma in recent years, Large corporations, as

Igau@wqtaﬂ-up ventures such as the Mitchells’, benefit

from an ample supply of high-skilled labor.

Stapleton’s job training programs ensure that this supply will
continue. The program in environmental technology, con-
ducted at the Incubator and co-sponsored by the Lowry
Campus, is tailored to companies like the Mitchells’. Each
year, more than 200 youth also take part in special demon-
stration projects, ranging from wildlife conservation to train-
ing in the manufacture of thin-film photovoltaic systems.

Stapleton also offers incentives to firms that provide
apprenticeships for communily residents. All of the entre-
prencurs who participate are delighted with the program,
and the Mitchells are looking forward to joining their ranks.

Once the Mitchells” device is ready for market, Stapleton’s
Export Assistance Program will help them get it there. The
program has developed extensive networks in Eastern
Europe and Southeast Asia — where the Mitchells have
already found considerable interest in their invention. With
Stapleton’s support, the Mitchells may be able to turn their
home-grown business into a world-class success.



WESTERLY PARK NEIGHBORHOQOD

After finishing his exam, Bill Romero places it on his
instructor’s desk and accepts her congratulations with pride.
In another two weeks, Bill will complete the requirements
for an environmental accounting certificate, and join 20
other adults in the Whole Life Education Center’s first-ever
commencement exercises.

The Center's opening last year marked the newest addition
to the Westerly Park Community School — a cluster of
buildings in a quiet residential neighborhood on the grounds
of what was once Stapleton International Airport. Bill’s
Education Center shares space with his daughter’s elemen-
tary school and several other uses. A large building that
once served as an aviation hangar is a neighborhood recre-
ation facility. Alongside sit a block of administrative
offices. a day care center, and a small public library. And
across the street lies a village green — the very heart of
Westerly Park.

Bill and his wife moved here four years ago, seeking a more
tightly knit community in which to raise their family.
Westerly Park proved perfect. The wide lawns and stately
trees remind Bill of his childhood in Park Hill. A mix of
young families and older homeowners lends the neighbor-
hood a sense of stability. And Bill managed to find not only

a house for his own family but an apartment for his motheg=
in-law as well — in a quiet brick building overlooking the v

village green.

Bill’s wife Linda finishes work at about the same t;melhs
classes begin. The export company she runs is'_:};’é,adci’har{,. A
tered in a modern building, just blocks from her mbt'l"lt_:r's
apartment house. When she hastime, Linda joins her moth-
er for lunch at the local cafe; orpicks up 's'itﬁbliés at the
business service center n,ag;{;ﬁdor. (Part convenience mart,
part post office, part le:]emmmun':caiim‘s",fﬂcility. the service
center is Westerly Park’s equivalent of 4 “general store.”)

=
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After work, Linda retrieves her son from day care, her
daughter from dance class, and her electric car from the
nearby Recharging Facility (one of the local innovations
that has kept Westerly Park’s pollution levels among the
lowest in the state). Nearly all of the Romeros’ errands lie
within walking distance; their car spends most days in the
alley behind their house.

Bill bikes home after dusk and shares a late dinner with
Linda. Their son is already asleep, resting up for a big day
of community gardening with his grandmother. But Bill
and Linda’s daughter stays up to tell her parents aboul next
week's field trip to the Westerly Creek Nature Center. Her
class has been collecting prairie grassland seeds to be plant-

ed on the hike. Bill’s only question: Why he can’t go, too?
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STAPLETON PARKS AND OPEN SPACE

Amy crouches by the riverbank, her eyes fixed on the opposite
shore. The other fifth-graders have already headed down the
trail, but Amy is mesmerized by the scene before her.
Moments earlier, a hawk plunged into the water, snatched a
fish and lifted it into the air. Now the bm‘l has n:;umed to its
roost in an old snag tree along the river, andmummdm with
¢ mlxmre of fearand fm;uatlon as llspn%y cs in vain,

i ’:" w alvcmumgwi C&k wa!’ once hldden |

d ﬁe fencesof - ,e&an Inte

' vu]umeeﬂ the waterway

~that o

Amy’s older brother spent last summer in the park’s “stew-
ardship training” program, learning how to profect and man-
age natural and recreational resources like this one. (Amy
herself attended a workshop in Bluff Lake’s Environmental
Education Center.)

Amy and her classmates leave the park and rejoin the Sand
Creek trail. They pass through a series of drainage corridors
ge served as runway tunnels — a remnant of

i leton’s past. The stream banks here have been restored to
shelter wildlife migration, and as Amy walks along, she spots

a set of animal tracks. Bending down, she recognizes the

cials, afid the hard work of coun _ hoofprints of a deer.

has stored 1o écolagical hcalﬂ:l Thc |2-mile trail that “ :

now It NS @ng mnﬁ Canau an _ & South -“.\ From the other side of the creek, Amy can hear loud whistles

Platte Rive tloqp ﬁmund - I:Iﬁ'.ld cheers — the sounds of a Little League game in progress.
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GREEN BUILDER

Brenda Williams enters the final pieces of data into her
computer and, with the press of a key, submits the final
building plans for her next project. Next spring, Brenda’s
small homebuilding company will build its eighth project
on the former site of Stapleton International Airport.

Brenda has been involved with the property since the mid-
1990s, when she and several other small homebuilders con-
structed the first residential units on the site. Today those units
are nearing their 15th anniversary. Whole neighborhoods have
evolved from these very modest beginnings, and much has
changed at Stapleton and in the process of homebuilding.

Brenda’s electronic submittal of plans is typical of current
practice. In fact, on-line regulatory review was pioneered
at Stapleton. In addition to the basic information,
Brenda’s submittal shows that her project meets or sur-
passes Stapleton standards for energy efficiency, water
conservation, and inclusion of recycled materials. While
Stapleton’s standards are still among the highest in the
state, many projects and jurisdictions have implemented

similar approaches to resource conservation.

Brenda’s project will also receive an excellent rating from
the Metro Homebuilders Association’s “Green Builder™ pro-
gram. The program assigns point values to individual units
based on a variety of criteria, including energy efficiency,
water conservation, indoor air quality, materials reuse, toxi-
city, and contribution to air and water quality protection.
Since its inception as a pilot project, the rating system has
become an essential piece of information for prospective
homebuyers. Much as consumers once demanded informa-
tion on the fuel efficiency of automobiles, today’s con-

SECTION VI / CONCLUSION
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sumers require a complete Green Builder rating before
reaching a decision about a new home. New units on the
Stapleton site have consistently averaged between 85 and 90
on the system’s 100-point scale. A projegt constructed by
Brenda’s company three years earlier still holds the record
for the highest rating ever awarded to a new dnit. ~

The homebuilding process has changed significantly over
the last 15 years. Building codes, zoning and design con-
trols have been greatly simplified and reoriented. The cur-
rent regulatory structure continues to ensure public safety,
convenience and community character, but it also facilitates
projects that are highly efficient. take less time to produce,
use many more recycled materials, and are far more adapt-
able to changespin lifestyle and use over time.

i

Zoning requimmén%té.l'-'ﬁl Stagl‘t}ton.' for MStqnce,,idemifﬁ gen-

eral requirements for height, density, scale and the relation-

ship of buildings to public spaces and one another. - Use
restrictions tend to he flexible and to reflect performance
characteristics. The design review pﬂﬂ;ﬁ&.‘i Stapleton has
used for the last 15 years is demanding but predictable —
and actually less time-consuming than previous forms of
regulation and required rezonings, variances, conditions and
appeals. Many of the mechanisms first tested at Stapleton
have now been applied city-wide.

Stapleton’s evolution has paralleled that of Brenda’s own
company. Over the last 15 years, her company has produced
at least live different types of housing products at Stapleton,
ranging [rom single-family and townhouse units (o a senior
care [acility, a 45-unit co-housing village and a 100-unit
mutual housing project. Brenda describes her work as hav-

ing evolved from homebuilding to “community building.”™

Brenda’s company has also experimented with new
approaches to highly efficient community lawn irrigation

B-7
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systems; telecommunications links among homes, schools
and workplaces; and incorporation of electric vehicle
recharging facilities in residential projects.

Stapleton’s focus on recycling has helped Brenda become
a local expert on reducing and recycling construction
debris. Her company is currently exploring plans to manu-
facture building products from recycled materials — for the
company’s own use and for sale to other builders. The
Stapleton Development Corporation will assist Brenda in
identifying financing sources and training area residents to
staff the operation.

Twelve years ago, when Brenda received her first communi-
ty builder award for producing an environmentally and
socially superior housing project, she was truly worried.

She feared that consumers would perceive the award as a
sign that her housing products were too expensive or
impractical. Instead, the awards have come to represent
durability, a healthy environment and attention to detail —
values that any serious homebuilder would be happy to have
associated with his or her name.
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the Development Plan, These include Stapleton Redevelopment Foundation
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STAPLETON REDEVELOPMENT FOUNDATION FUNDERS
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Bill Daniels

Boettcher Foundation

Colorado National Bank

Caoors Foundation

CRL Associates
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The Denver Foundation

Eileen Byme Associales

El Pomar Foundation

Fairfield and Woods

Gates Foundation

Giary Williams/Piton Foundation
Greenberg Baron Simon & Miller
Hanifen Imhoff

The Haddon Foundation

Hogan & Hartson

Holme Roberts and Owen
Kirchmer Group of George K. Baum
Norwest Bank

Public Service Company

SRF Board Members

Stratton Reiter Dupree & Durante
Taurus Foundation

US West

STAPLETON REDEVELOPMENT
FOUNDATION STAFF

Alan Brown

Jim Chrisman
Beth Conover

Tom Gougeon
Wanda Vestermark

STAPLETON REDEVELOPMENT FOUNDATION

- BOARD OF DIRECTORS
PRESENT MEMBERS:
Lawrence A. Atler

Of Counsel

Gelt, Fleishman & Sterling

Linda J. Collins

Execurive Viee PresidentDenver

Norwest Colorado, Inc.

Hubert A. Farbes, Jr.
Partier

Brownstein Hyatt Farber
& Strickland,

Zee Ferrufino
General Manager

KBNO Radio

Samuel Gary

Gary Williams Energy Corporation

Beverly Haddon

Pariner & Chief Operating Officer

CRL Associates

Paula Herzmark
Executive Director
Jewish Commumity Center

Del Hock

Chairman & CEQ
Public Service Company
of Colorado

Barbara Hornby

President

Colorado Historical Foundation
Harry T. Lewis, Jr.

President

Lewis Investments

Will F. Nicholson, Jr.

Chairman of the Board & President
Colorado National Bankshares, Inc.

John Scully

Chafrman of the Boavd Coloradn

Vice President
US West Communications, Inc.

Shinsaku Sogo
Presidem

Inter-Pacific Institute for
Communication

James W. “Skip™ Spensley
Member
Holme, Roberts & Owen

Jack D. Taylor
Private Sector Departiment
Asian Development Bank

Rev. Sandra A. Wilson
Revror
St. Thomas Episcopal Church

FORMER MEMBERS:

Art Barela
CEQ and Chatrman
Barela and Sons, Inc.

Tyrone Holt
Attarney at Law

Jack MacAllister
Chairman Emeritus
US West, Inc.

Ann Mitre

Vice Presicdent

Federal National Mortgage
Association

Bill Roberts
President
Roberts Construction Company

James W, Rouse
Chairnen
The Enterprise Foundation

Lee White
Senior Vive President
George K. Baum and Co.
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Honorable Wellington Webb, Mayor

Honorable Happy Haynes, Denver City Council
Honorable Dave Doering, Denver City Council
Honorable Deborah Ortega, Denver City Council
Honorahle Bill Scheitler, Denver City Council
Honorahle Ted Hackworth, Denver City Council
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Honorable Polly Flobeck, Denver City Council
Honorahle Mary DeGroot, Denver City Council
Honorable Hiawatha Davis, Jr., Denver City Council
Honorable Cathy Reynolds, Denver City Council
Honorable Tim Sandos, Denver City Council
Honorable 12d Thomas, Denver City Council
Honorable Robert Crider, Auditor

CITY AND COUNTY OF DENVER STAFF

Karen Aviles - City Attorney’s Office

Bruce Alexander - Department of Parks and Reercation
Susan Baird - Department of Parks and Recreation
Terry Baus - Denver Wastewater

Dick Brasher - Departiment of Public Works

Beverly Carapella - Zoning Administration

Miles Carter- Department of Aviation

Linda Clark - Stapleton 2000

Ed Ellerbrock - Department of Public Works

Dick Farley - Planning and Community Development
Stephanie Foote - Mayor’s Office

Steve Foute - Department of Health and Hospitals
John Gaines - Denver Wastewater

Cathy (rale - City Attorney s Office

Steve Gordon - Planning and Community Development
Harriet Hogue- Planning and Community Development
Mark Leese - Department of Public Works

James Mackay - Department of Public Works

Lee Marable - City Auomey’s Office

Jennifer Moulton- Planning and Community Development
Roger Mutz - Department of Public Works

Tom Nelson - Denver Wastewater

Dorathy Nepa - Zoning Administration

Terry Rosapep - Department of Public Works
Myrtle-Rose Greene - Asset Manngement

Dennis Royer - Department of Public Works

Suzanne Saunders - Legal Department

Randy Schnicker - Department of Public Works

John Simonet - Department of Corrections

Nick Skifalides - Denver Wastewater

Errol Stevens - Stapleton 2000
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Elliot Sulsky - Department of Public Works

Anthony Tansimore - Mayor’s Office

Wilma Taylor- Department of Aviation

Bonnie Turner - Mayor's Office of Economic Development
Doug Wheeler - Planning and Community Development
Dave Wicks - Planning and Community Development

Max Wiley - Mayor’s Office of Economic Development

CITIZEN'S ADVISORY BOARD MEMBERS

PRESENT MEMBERS:

Co-Chair: Rev, Paul Martin, East Denver Ministerial Alliance
Co-Chair: Larry Atler, Metro Denver Chamber of Commerce

PURLIC AND COMMUNITY [SSUES SURCOMMITTER
Chair: Janet Arrowood . ., ........ Colorado’s Women's
Chamber of Cammerce
Vice Chair: Alice Kelly . ... -+« League of Women Volers
SaraFuentes ................... Hispanic Chamber of Commerce
Honorable Polly Flobeck ... ...... Denver City Council, District #5
Christy Romano ................ East Montclair Neighborhood
Association
Sloan Stevens .. .........oovune. Interested Citizen
Edna Yribia Trujille ............. Denver District Attomey’s Office
Barton Wong ............ roxiin City of Aurora

MARKETING AND ECONOMIC DEVELOPMENT SUBCOMMITTEE
Chair: Stanley Pouw ... ... ... ... Asian Chamber of Commerce

Vice Chair: Orlando Reyes ... ..... Public Service Company of Colorado
Jane Amoroso .. ... .. Colorado Women's
Chamber of Commerce
i 15 GO PR s R Denver Airport Hotel Association
Lynn CIever .. o yureaniicvios sdis Interested Citizen
Derek Faison . .......oouviuann. Montbello Industrial Park Interests
Honorable Polly Flobeck .. ....... Denver City Council, District #5
SaraFuentes ...........co00vvnn. Hispanic Chamber of Commerce
Beverly Haddon ............... Stapleton Redevelopment
Foundation
Gilbert MceNeish .. ..oo00ooonas Denver Planning Board
Bruce Rockwell ................. Interested Citizen
Robert R. Swenson . ... ... ... ... Denver Airport Hotel Association
Gloria Tanner ......ccocvvnninnn State Senator, District #33

PrROPERTY MANAGEMENT SUBCOMMITTEE

Chir: Wally Brawer .., ... ....... Colorado Building & Construction
Trades Council

Viee Chair: Karen Saliman . .. ... .| Greater Park Hill Community, Inc.

Gwen Anderson . .......oovvvain Interested Citizen

Rev. ). Langston Boyd ...... .. .. .East Denver Ministerial Alliance

Honorable Nadine Caldwell . . . . ... Aurora City Council
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Sgt. Mark Chaftin ... ........ ... Denver Police Department
Veronica LeDeux .. .. ........ ... Interested Citizen

Honorable Polly Flobeck ......... Denver City Council, District #5
Roland Russell .............. ...Former Commerce City

Council member
PLANNING AND ZONING SUBCOMMITTEE
Chair: Honorable Happy Haynes . Denver City Council, District #11

Vice Chair: Shirley Richard ... ... JFar Northeast Neighbors
Andrew W. Barnard . ............ Interested Citizen
Honorable Nadine Caldwell . . . . .. .Aurora City Council
Honorable Polly Flobeck ..... . ... Denver City Council, District #5
PatHamill ..........c0000vnnnns Interested Citizen
Henry 8, Jackson ...............City of Aurom
Manuel Martinez .........0000.. Interested Citizen
Gilbert MeNeish ... ... .. ... Denver Planning Board
JohnRogers . ..........o0iiinns Colorado Chapter of the
American Institute of Architects
MaxSaal ..........covcviinn.nn Interested Citizen
Bettle Shaw . v Park Hill Committee for
Safe Neighborhoods
Karen Saliman . ................ Greater Park Hill Community, Inc.
Sloan Stevens . ... . .............. Interested Citizen
Jim Wagenlander ............... Interested Citizen
Larned Waterman .............. Denver Public Schools
Terry Whitney . ... .............. Park Hill Committee for
Safle Neighborhoods
FORMER MEMBERS:
CarolBonin ..........c.oc00innn Public Service Company
of Colorado
Patrick D. Broe .............. .. Real Estate Development Industry
Sandra Coabes ... cv i svive s Greater Park Hill Community, Ine.
Richard Cohen ................ Denver Airport Hotel Association
Honorable Regis GrofT .......... State Senator, District #33
Rosalind J. Harris .. ............ Colorado Black Chamber
of Commerce
Cotey BAYES - .. cineerinpnasd Commerce City
Mark Jobhmson ... ... ........ .. Urban Planning Community
Donald L. Kortz ............... Greater Denver Chamber
of Commerce
Chris Martinez ................ Montbello Neighborhood
David A.Scales ................ Indian Chamber of Commerce
Mattie B. Springfield ... ... .. .. Park Hill Business Community
Don Thompson ............... Colorado Envirommental Coalition
Robert G.Trenka . ............. Denver Board of Realtors
Marilee A, Utter ... ........... .Denver Planning Board Member
Daniel Yohannes . . .............Financial Community
CONSULTANTS
Core TEAM

Andropogon Associates, Inc., Philadelphia
BRW, Inc., Denver

Civitas, Inc., Denver

Cooper Robertson & Partners, New York
Economic Planning Systems , Berkeley, CA
Harold Massop & Associates, Denver

Prorecr TEam MEMBERS

ATEC Associates, Inc., Denver and Philadelphia
Architectural Energy Corporation, Boulder
R. W. Beck and Associates, Denver
Center for Resource Management, Denver
CH2MHill, Denver

City Works, Baltimore, Md.

Coley/Forrest, Denver

Design Workshop, Inc.. Denver

Stanley Doctor, Boulder

Eurth Resources Consortium, Denver
Evans Land Company, Upperco, Md.
Felsburg, Holt, Ullevig, Denver
Greenberg, Baron, Simon and Miller, Denver
Lance Holman, Denver

Williaun 1. Johnson

King Design, Columbia, Md.

LDR, International, Inc., Columbia, Md.
Lonco, Inc., Denver

John A. Martin, Boulder

National Civic League, Denver
Preservation Partnership, Denver

Rassman Design, Denver

J. E Sato and Associates, Denver

Willem Van Vliet, Boulder

Wenk Associates, Denver

Donn L. Waage & Co., Denver
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Regional Transportation District

Drenver Water

Public Service Company of Colorado

US West

City of Aurora
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U.S. Fish and Wildlife Service
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Colorado Department of Comrections
Denver Urban Renewal Authority



