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Attainable Housing

A
ttainable housing in the 
Denver metro – what does 
that even mean? For-sale 
and for-rent prices have 
gone through the proverbial 

“roof” in the past few years. Afford-
able and workforce housing (80 per-
cent or less of area median income), 
is extremely difficult to come by but 
so is “attainable housing,” which I 
define as between 80 and 130 per-
cent of AMI.  

Why is a diversity of housing 
needed? We need to seriously think 
beyond the traditional single-family 
detached home. Of the 501,000 sin-
gle-family homes sold in 2015 in the 
U.S., more than 90 percent were sin-
gle-family detached. We are not pro-
viding diversity nationally, nor local-
ly. There are clear reasons why more 
diversity must be accommodated in 
our neighborhoods. Between 2010 
and 2040, 1.2 million people are 
projected to move into the Denver 
metro. Last year alone approximate-
ly 1,600 people per month moved 
to Denver, according to the Denver 
Office of Economic Development, 
and roughly 100,000 people moved 
into Colorado per year over the past 
three years. Based on these current 
trends, it appears that the metro 
and perhaps the state will surpass 
growth estimates.

Given the growth realities, here 
are six reasons why we need much 
greater housing diversity in the 
Denver metro:

• Being transit supportive. The 
minimum density needed for a 
typical 30-minute headway bus is 
commonly accepted to be seven 

dwelling units per 
acre (du/ac). More 
importantly, 14 du/
ac is the thresh-
old where auto 
dependence is sig-
nificantly reduced 
according to 
research. Twenty-
three du/ac sup-
ports light rail and 
34 du/ac supports 
commuter rail.  

• Certification 
programs require 
about a minimum 

10 du/ac density necessary to obtain 
certification; programs such as LEED 
Neighborhood Design, Enterprise 
Green Communities and the Living 
Community Challenge. Even the 
Federal Transit Administration New 
Starts funding looks at densities 
(and affordability) as part of their 
funding criteria.  

• The reality of land. Land costs 
are onerous in key locations; and we 
must sustain the environment by 
not continuing to sprawl at six du/
ac or less with most development.   

• Retail follows rooftops. To pro-
vide the walkable, mixed-use neigh-
borhoods that are retail supportive 
and what many people strive for, we 
can't build primarily single-family 
detached neighborhoods that are 
six du/ac or less.  

• There are the intangibles – or 
not so intangibles. Creating places 
that support a socially, psychologi-
cally and physically healthy environ-
ment are finally gaining traction. 
This gets to quality of life, the third 

most important location factor for 
new companies according to Area 
Development magazine. The quality 
of life factor includes housing avail-
ability and housing costs.  

• Finally, we are a diverse people. 
We want different things and we 
can afford different things, so we 
need to provide a diversity of hous-
ing options

Current housing diversity challeng-
es. There are six primary challenges 
(not all by any means) to building 
a diversity of housing. Diversity in 
this context includes both product 
typologies and price points.

• Our general state of social 
unrest. From the NIMBYs (not in 
my backyard) to the NOPEs (not 
on planet Earth), resistance to any 
change is rampant.

• Keeping up with changing demo-
graphics and preferences.

• The lack of attainable housing. 
In August 2016, the average home 
price between Denver and Jefferson 
counties averaged $464,000. The U.S. 
Department of Housing and Urban 
Development AMI for a single-
person household in these counties 
is $56,100. AMI is $64,100 for a two-
person household. That single-per-
son household has to be making 158 
percent of AMI to be able to afford 
the average home price. The two-
person household needs to be mak-
ing 139 percent. This increased from 
135 percent and 115 percent, respec-
tively, in just nine months. We really 
need to be providing attainable 
housing, which means price points 
at or below about $375,000.  

• The lack of the “missing middle.” 

These are product types that are 
generally between seven and 35 
du/ac. These densities are transit 
supportive, and many comply with 
various certification and grant pro-
grams. The missing middle includes 
courtyard homes, rowhomes, 
duplexes and three- to four-story 
walk-ups. The majority of these 
typologies can be built within the 
30- to 35-foot height limit set in 
many current single-family resi-
dential  zone districts, hence they 
provide more density at a perceived 
lower density.  

• The current construction defects 
legislation. Folks are keenly aware 
of this by now. The legislation still 
needs to change. This won't imme-
diately cause a significant influx of 
condominiumized missing middle 
product types and associated lower 
price points, but is one compo-
nent in the complex cog that must 
change to help support a shift over 
time back to a greater diversity in 
choice and, more importantly, price 
points.

• There is a severe lack of updated 
regulations. Many communities still 
have antiquated zoning, subdivision 
and parking regulations. They still 
focus too much on density instead 
of the form of the built environ-
ment. They mostly don't accom-
modate urban lot configurations, 
nontraditional lot configurations, 
accessory dwelling units or tiny 
homes. They also do not consider 
the rise of the sharing economy. The 
sharing economy is changing the 
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Development are the developers of 
the project and to illustrate their 
commitment to reuse, repurpose 
and sustainability, they have created 
a “Stanifesto.” It is a core belief, a 
mission statement, a manifest with 
a bigger purpose. To quote the first 
paragraph of 13, “This is no ordinary 
marketplace. We are a community of 
like-minded businesses and people 
who believe in doing things dif-
ferently: sustainably, thoughtfully, 
creatively, with way more than the 
bottom line in mind. We have grand 
ambitions and we are guided by 
mighty beliefs.” Pretty strong corpo-
rate mantra wouldn’t you say?

Those core beliefs are illustrated 
throughout the space and you will 
readily recognize the indoor adap-
tive reuse when you visit the site. 
What may not be as recognizable 
are the sustainable principles inte-
grated into the outdoor living space. 
A jet engine testing canopy struc-
ture has been repurposed as an out-
door shade structure, taxiways and 
runways allow for pedestrian access 
and open-air markets, interior 

metal joists have been repurposed 
into bicycle racks, recycled con-
crete has been integrated into seat 
walls and retaining walls, and steel 
gabion cages utilize old runways as 
architectural elements. In addition, 
the red hangar doors and the origi-
nal Stanley Aviation signage have 
been designated as official land-
marks with the city of Aurora, so 
these elements must remain intact 
no matter what happens to the 
building in the future.

Additional sustainable practices 
include bio swales in the parking 
areas to capture parking lot run-
off. This allowed for three times 
as many shade trees to improve 
the aesthetics of the parking lot 
and reduce heat. Preserving and 
restoring the native landscape and 
wetlands along Westerly Creek also 
were a priority within the land-
scape.

Life is full of teachable moments – 
the adaptive reuse of these historic 
buildings could serve as a museum 
tour for the day. Not only will you 
get an education, but also you can 
get food, beer, coffee, spices and 
camping gear to boot. Few projects 

raise the bar this high. So challenge 
yourself to look at the “old” with 
the “new” in mind and make a dif-
ference.

In closing, try to envision a new 
use for an old space. Instead of 
building a typical tree house in your 

backyard for the kids, why not put a 
single-engine Cessna up there? 

The design team for the project 
includes Consilium Design Land-
scape Architects and Workshop8 
Architects. The contractor was White 
Construction.s

way people both live and work. Dual 
master suite apartments have been 
the norm for nearly two decades 
now. Let's start creating more dual 
master suite for-sale homes. 

And, let's face it, developers are 
very content right now with their 
returns on five-story podium rental 
buildings. We may have to wait for 
the next significant downturn in 
the economy, in conjunction with 
a concerted effort to address other 
regulatory changes, to really see an 

uptick in providing more diversity.
How to change. Change must start 

from a broad policy standpoint, 
which means adequate comprehen-
sive and neighborhood plans. It may 
mean the state and regional agen-
cies, such as the Denver Regional 
Council of Governments, put down 
a much stronger foot in regard to 
how we are developing. It includes 
substantial regulatory changes that 
must extend to utility providers. 
Water tap fees are key. Providing a 
much broader tiered pricing struc-
ture for tap fees is a necessity to 

provide more diversity in product 
typologies and price points. A seri-
ous look at existing building codes 
is warranted. Incentives to build 
more diverse housing should be 
considered and the current con-
struction defects legislation needs 
to change. Education campaigns are 
needed at the federal, state, region-
al and local levels. 

There is much, much work to be 
done. The population will continue 
to grow at a record pace. We must 
assure that a diversity of housing 
types and price points are provided. 

The missing middle provides prod-
uct types that can be attainable. 
The missing middle also provides 
a much more fine-grained tapestry 
within our built environment. Build-
ing the missing middle is nothing 
new, but rather was the norm pre-
WWII, resulting in diverse, transit-
supportive neighborhoods all over 
America. This is not just about 
housing types nor price points, but 
also very much about the built envi-
ronment that will be the legacy of 
metro communities for decades to 
come. s
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Preserving and restoring the native landscape and wetlands along Westerly Creek also were 
a priority within the landscape.

is exciting,” said Denver Urban Rede-
velopment Authority Executive Direc-
tor Tracy Huggins. 

“We’re thrilled about the potential 
of actually being able to have it be 
brought back into productive and 
active reuse,” added Huggins. “With 
Denver just having not very many of 
these opportunities, to be able to see 
this one is very exciting for Denver 
and for that immediate collection of 
neighborhoods.”

Additionally, Broadway Station’s 
location at a convergence of a num-
ber of light-rail lines as well as vehic-
ular arterials and the opportunity for 
housing and commercial develop-
ment is a unique opportunity in Den-
ver, said Huggins. 

Yet it is this location – an “island” 
not really connected to the surround-
ing areas – that is going to require a 
significant amount of infrastructure 
in order to allow the development 
vision to come forward, she empha-
sized. 

DURA is working with the devel-
oper, the city of Denver and the 
Regional Transportation District to 
use tax-increment financing to sup-
port the payment of the “extraordi-
nary” infrastructure costs. 

“Urban renewal has been under 
attack in a number of surrounding 
communities and I think this site is 
really a clear indication of the impor-
tance of retaining the role of urban 
renewal authorities and the use of 
tax-increment financing,” said Hug-
gins. “Here is a site that arguably 
would be a prime redevelopment 
with all those positive attributes I 
mentioned earlier, yet it has sat unde-

veloped through both strong and 
not-so-strong economic cycles. There 
are clearly limitations to the ability to 
redevelop this property that absent 
tools like tax-increment financing, it 
would likely continue to sit just as it 
is and certainly not be able to achieve 
the vision the city and the commu-
nity want to achieve on that site.”

In addition to creating a dense, 
urban environment and connectiv-
ity within the neighborhood and city, 
Broadway Station also is designed 
to reconnect with the past, protect 
view corridors, have an adaptable 
framework for future conditions 
and develop a variety of exterior 

public realm spaces. 
In June, Broadway Station Partners 

finalized the zoning application 
as well as urban design standards 
and guidelines. It also is working 
with DURA on the finance package, 
which it hopes to have approved 
through City Council in the first 
quarter of 2017, after which time 
infrastructure can start with verti-
cal development to follow, noted 
Duker-Ingle. 

Broadway Station Partners is act-
ing as horizontal developer of the 
site and it will subdivide and plat 
the property and sell parcels for 
vertical development. 

Cushman & Wakefield’s Jim 
Capecelatro, Mike Kboudi and Doug 
Wulf are the brokers for Broadway 
Station. 

Additional team members for 
Broadway Station include: Matrix 
Design Group, Parsons Brinckerhoff, 
Dig Studio, Beyer Blinder Belle and 
RFR Group (planning and engineer-
ing); Kaplan Kirsh & Rockwell, Col-
lins Cockrell & Cole, CRL Associates 
(legal and government affairs); Stifel 
Financial, Urban Century Group, 
Frontier Renewal, HR&A Advisors 
(development); and the city and 
County of Denver, DURA and RTD 
(public partners). s
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Development at Broadway Station will feature a series of bridges that “reconnect” the city from east to west, including bridges over 
the train tracks.


